
CITY OF CLAYTON BOARD OF ALDERMEN 
TUESDAY, MARCH 10, 2020  

DISCUSSION SESSION – 6:30 p.m. 
CITY HALL COUNCIL CHAMBERS, 2ND FL  

10 N. BEMISTON AVENUE 

_____________________________________________________________________________________ 

1. Presentation of the FY2021 Special Events.

_____________________________________________________________________________

CITY OF CLAYTON BOARD OF ALDERMEN MEETING AGENDA 
TUESDAY, MARCH 10, 2020 – 7:00 P.M. 

CITY HALL COUNCIL CHAMBERS, 2ND FL  
10 N. BEMISTON AVENUE 

ROLL CALL 

MINUTES – February 25, 2020 

PUBLIC REQUESTS & PETITIONS 

PUBLIC HEARING 

1. Ordinance – To approve a petition requesting the formation of the 7730 Bonhomme Community
Improvement District (CID). (Bill No. 6782)

• To consider a petition request submitted by Silverwest-I Clayton LLC for the formation of a CID.

2. Ordinance – To approve rezoning from an HDC High Density Commercial District to a Planned Unit
Development for 8049 Forsyth Boulevard. (Bill No. 6783)

• To consider approving a proposed rezoning and related Planned Unit Development (PUD) to be granted to Forsyth
Acquisitions, LLC & Commerce Bank for a mixed-use development to be known as Forsyth Pointe.

REPORT FROM THE CITY MANAGER

1. Ordinance – To approve an amendment to a contract with Chiodini Architects. (Bill No. 6784)
• To consider approving an amendment to the original contract to add services to include a roof.

2. Ordinance – To approve an amendment to the FY2020 1st Quarter Budget. (Bill No. 6785)
• To consider approving the amendment.

3. Motion – To approve the disposal of records per the Missouri Secretary of State General Records
Retention Schedule.

• To consider approving the destruction of records.

ADJOURNMENT 

Subject to a motion duly made in open session and a roll call vote pursuant to Section 610.022 the Board of Aldermen may also hold a closed meeting, with a 
closed vote and record for one or more of the reasons as authorized by Section 610.021(1), (2) and (3) Revised Statutes of Missouri, relating to legal issues, 
real estate and/or personnel, negotiation of a contract pursuant to Section 610.021(12) RSMO., proprietary information pursuant to Section 610.021(15), 
and/or information related to public safety and security measures pursuant to Section 610.021(18) and (19) RSMO.  
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 Blues Home Opener Lunch
 Third year for event; highest attendance with approx. 600 guests

 Nacho bar by Mayana & Hot dog bar by Steve’s Hot dogs (HUGE HIT!)

 Free lunch, games, DJ, photo booth, special appearance by Louie and a 
continued celebration of the Stanley Cup Win!

 Fall Fest
 Kick off Fall season with themed activities throughout week

 “Pumpkin Tree” at City Hall, pumpkin carving contest, local retail mini 
market, trick-or-treat (CANCELLED DUE TO WEATHER), and mini concert 
at City Hall

 Game Night in the City
 A local restaurant hosts a game night each month 

 Nov. – Kingside Diner, Dec. – John P. Fields, Jan. – J. McGraughs

 Games include board games, video games, table-top games and tailgate 
games

 Due to poor attendance and restaurant participating, the event series 
was cancelled after the first 3 dates (Nov/Dec/Jan)

 Shop Clayton
 Continued efforts by City to increase traffic through more advertising 

 Retailers provided better incentives this year; higher attendance at 
their stores and higher sales 
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 Sip Series
 Intimate and educational series where guests sip, savor and learn about 

different varieties of alcohol types 

 Jan. – Sparkling Wine/Champagne at Herbie’s; 28 people 

 Upcoming Dates

 April – Bourbon/Rye by The Wine Merchant at Seven Gables Inn

 July – Japanese Cocktails by AKAR at Wydown Park 

 Oct – Red & White Wines at Sasha’s Wine Bar (tentative)

 Cardinals Home Opener Lunch

 Nacho bar by Mayana and Hot Dogs provided by Posh Nosh Deli, DJ, 
giveaways, photo booth and special guest appearance by Cards Alum Rick 
Ankiel (Home Opener Game at 3:15pm)

 Music & Wine Festival

 Bands: Little Dylan, The Usual Suspects, and Master Blaster

 Entertainment: Living Champagne Wall, Street performers and dancers

 Wine sold by regional vendors; food sold by local restaurants

 VIP experience pass, which will include special event seating, gourmet 
snack tray (local restaurants), wine samples, and branded wine merch. 
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 Restaurant Week (Winter & Summer)

 Winter Edition: January 13th -19th

 21 restaurants

 19,000+ diners

 $4,800 raised for Operation Food Search

 Summer Edition: July 13-19th

 Clayton Jazz Festival

 Saturday, Sept. 26th on N. Central Ave

 Partnering with the Silverman Brothers (jazz musicians)

 Musicians: Tracer, feat. Ptah Williams and Kim Fuller; The Steve Davis 
Superband, with vocalist Feyza Eren; Bach to the Future and Eric 
Marienthal; Futureman/Silverman, with Tracy Silverman and Futureman

 Food and beverage sold by local restaurants
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 October 2020
 16th – Party In the Patch
 26th through 31st – Fall Fest
 TBD – Blues Home Opener Lunch
 TBD - Breast Cancer Awareness BBQ

 November 2020
 1st – Special Olympics Half Marathon
 20th & 21st – Shop Clayton

 December 2020
 TBD – Holiday Tours at the Hanley House
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 January 2021
 11th through 15th – Clayton Restaurant Week
 30th - Firehouse Movie Night

 February 2021
 8th – Cupid’s Ball
 27th - Firehouse Movie Night

 March 2021
 14th – 20th Washington University Spring Break
 22nd – 26th Clayton School District Spring Break
 27th - Firehouse Movie Night
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April 2021
 3rd – Bunny Hop
 TBD - Hanley House Herb Sale
 TBD – Cardinals Home Opener Lunch

May 2021
 12th – Parties in the Park
 21st – Washington University Commencement
 TBD - Veterans BBQ

 June 2021
 12th – Music and Wine Festival
 5th – Picnic in the Park 
 16th – Parties in the Park
 26th – Musical Nights at Oak Knoll
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 July 2021
 3rd – Aquatic Center Celebration
 14th – Parties in the Park
 19th through 24th – Clayton Restaurant Week
 24th – Musical Nights at Oak Knoll

August 2021
 11th – Parties in the Park
 28th - Musical Nights at Oak Knoll

 September 2021
 10th through 12th – Saint Louis Art Fair
 8th – Parties in the Park
 25th – Musical Nights at Oak Knoll
 TBD – Harvest Moon Festival
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 Retail & Restaurant Sales 

 Pedestrian Traffic & Good Attendance

 Brand Building & Place Making

 Engaged Event Participants (having fun)

 Benefits Special Business District
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 Event Description
 Celebration of St. Louis Blues 

Home Opener
 Free lunch catered by local 

restaurants, music, giveaways, 
special appearances by mascot, 
photo booth

 Location
 Clayton City Hall

 Date/Time
 TBD
 11:30am – 1:30pm

 Total Budget
 Expenses: $7,000 
 Revenue: $500
 Net: $6,500

 Event Goals 
 Pedestrian Traffic & Good 

Attendance (500+)
 Brand Building & Place Making
 Engaged Event Participants 

(having fun)
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 Event Description
 Kick off Fall season with themed 

activities throughout the week
 Large Fall display at City Hall, 

baked goods and fall decor 
market, mini concert, and 
Halloween Trick-Or-Treat around 
town

 Location
 Downtown Clayton

 Date/Time
 Monday, Oct. 26th through 

Saturday, Oct. 31st

 TBD daily

 Total Budget
 Expenses: $5,000 
 Revenue: $0
 Net: $5,000

 Event Goals 
 Pedestrian Traffic & Good 

Attendance (1,500+)
 Retail & Restaurant Engagement 
 Brand Building & Place Making
 Engaged Event Participants 

(having fun)
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 Event Description
 A weekend dedicated to Clayton 

retailers before the busy holiday 
weekend, to offer customers 
discounts, giveaways and much 
more!

 Avoid big box stores and 
surrounding municipal retail 
competition. 

 Advertising provided by the City
 TV appearances, sidewalk 

decals, print & digital ads, 
social media

 Location
 Throughout Downtown Clayton, 

Clayton Road, DeMun and WyDown

 Date/Time
 Friday, November 20th & Saturday, 

November 21st

 Store Hours 

 Total Budget
 Expenses: $10,500 
 Revenue: $0
 Net: $10,500 

 Event Goals 
 Retail & Restaurant Sales
 Pedestrian Traffic & Good 

Attendance (1,500+)
 Brand Building & Place Making
 Benefits Special Business District
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 Event Description
 $25/$35 meals showcased at 

participating restaurants
 Give back to Operation Food 

Search
 Incentive program for 

restaurants and/or servers 
who have the highest funds 
raised

 Location
 Local restaurants

 Date/Time (tentative)
 January 11th – 17th or 18th - 24th

 Total Budget
 Expenses: $7,800
 Revenue: $0
 Net: $7,800

 Event Goals 
 Retail & Restaurant Sales
 Pedestrian Traffic & Good 

Attendance (20,000+)
 Benefits Special Business District
 Engaged Event Participants 

(having fun)
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 Event Description
 Celebration of St. Louis Cardinals 

Home Opener
 Free lunch catered by local 

restaurant, music, giveaways, 
special appearances by mascot 
and former player, photobooth

 Location
 Clayton Fire Department

 Date/Time
 TBD
 11:30am – 1:30pm

 Total Budget
 Expenses: $7,000 
 Revenue: $500
 Net: $6,500 

 Event Goals 
 Pedestrian Traffic & Good 

Attendance (500+)
 Brand Building & Place Making
 Engaged Event Participants 

(having fun)
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 Event Description
 Elegant evening including live 

music, wine, activities and 
surrounding in-store specials

 Food sold by restaurants in 
Carondelet Plaza

 Location
 Carondelet Plaza

 Date/Time
 June 12th

 5pm – 10pm

 Total Budget
 Expenses: $47,000 
 Revenue: $7,500
 Net: $39,500 

 Event Goals
 Retail & Restaurant Sales
 Pedestrian Traffic & Good 

Attendance (2500+)
 Brand Building & Place Making
 Engaged Event Participants
 Benefits Special Business District
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 Event Description
 Jazz street festival produced by 

Mike Silverman and his team
 Local jazz musicians to perform 

throughout afternoon and 
evening

 Local restaurants to vend food 
and beverage

 Location
 Downtown Clayton

 Date/Time
 Sept. 25
 4pm - 10pm

 Total Budget
 Expenses: $23,250 
 Revenue: $3,750
 Net: $19,500 

 Event Goals
 Retail & Restaurant Sales
 Pedestrian Traffic & Good 

Attendance (1,500+)
 Brand Building & Place Making
 Engaged Event Participants
 Benefits Special Business District
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 Event Description
 $25/$35 meals showcased at 

participating restaurants
 Give back to Operation Food 

Search
 Incentive program for 

restaurants and/or servers 
who have the highest funds 
raised

 Location
 Local restaurants

 Date/Time (tentative) 
 July 12th – 18th

 Total Budget
 Expenses: $7,800 
 Revenue: $0
 Net: $7,800

 Event Goals 
 Retail & Restaurant Sales
 Pedestrian Traffic & Good 

Attendance (20,000+)
 Benefits Special Business District
 Engaged Event Participants 

(having fun)
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 Description
 Events based off current sports events
 Pep rally or watch party for local sports team
 Stanley Cup, World Series or any Play-Off related event

 Local events OT

 Total Budget
 Expenses: $6,500 
 Revenue: $0
 Net: $6,500 

 Event Goals 
 Pedestrian Traffic & Good Attendance (500+)
 Brand Building & Place Making
 Engaged Event Participants (having fun)
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Event FY20 Budget FY21 Proposed Difference

Blues Home Opener Lunch $6,000 $7,000 +$1,000

Fall Fest $5,000 $5,000 N/A

Shop Clayton $11,500 $10,500 -$1,000

Clayton Restaurant Week (Winter & Summer) $19,000 $15,600 -$3,400

Game Night Series $7,000 N/A -$7,000

Cardinals Home Opener Lunch $6,500 $7,000 +$500

Sip Series $15,000 N/A -$15,000

Music & Wine Festival (event & OT) $53,620 $50,729 -$2,891

Clayton Jazz Festival (event & OT) $30,540 $26,515 -$4,025

Parties in the Park (sponsorship & OT) $13,667 $13,927 +$260

Art Fair (sponsorship) $15,000 $15,000 N/A

Art Fair (meals) $2,600 $2,500 -$100

Art Fair (OT) $47,692 $49,122 +$1,430

Special Occasion Events N/A $6,500 +$6,500

Equipment $4,134 $4,134 N/A

Total $237,253 $213,527 -$23,726

Gross Cost
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Event Retail & 
Restaura
nt Sales

Pedestrian 
Traffic & 
Good 
Attendance

Brand 
Building & 
Place 
Making

Engaged 
Event
Participants

Benefits 
Special 
Business
District

Merchant 
Satisfaction

Cost Per 
Attendee

Estimated
Attendance

2019

Music in the City Y N Y Y Y Y $34.96 500

Music & Wine Festival Y Y Y Y Y Y $17.29 3,000

Clayton Restaurant 
Week - Summer

Y Y Y Y Y Y $1.89 18,000

Clayton’s Brews, Blues 
& BBQ Festival

N Y Y Y N N $19.50 600

Blues Home Opener 
Lunch

Y Y Y Y Y Y $15.01 600

Fall Fest Y N Y Y Y Y $25.53 150

Game Night (1-3)* N N N N N N N/A N/A

Shop Clayton Y Y Y Y Y Y $11.03 1,200

Sip Series (Wine only) Y Y Y Y N Y

2020

Clayton Restaurant 
Week – Winter

Y Y Y Y Y Y $0.40 19,310

Cardinals Home Opener 
Lunch

Y Y Y Y Y Y N/A N/A

*Cancelled after 3 events 
22
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THE CITY OF CLAYTON 
 

Board of Aldermen 
City Hall – 10 N. Bemiston Avenue 

February 25, 2020 
7:00 p.m. 

 
Minutes 

 
Mayor Harris called the meeting to order and requested a roll call.  The following individuals 
were in attendance: 
 
Aldermen: Mark Winings, Joanne Boulton, Ira Berkowitz, Bridget McAndrew, and Susan Buse. 
  
Mayor Harris  
City Manager Gipson 
City Attorney O’Keefe 
 
Absent: Richard Lintz 
 
Motion made by Alderman Boulton to approve the February 11, 2020 minutes. Alderman 
Winings seconded.  
 
Motion to approve the minutes passed unanimously on a voice vote. 
 
PUBLIC REQUESTS AND PETITIONS 
 
None 
 
A PUBLIC HEARING AND AN ORDINANCE TO CONSIDER APPROVING REZONING FROM 
C-1 NEIGHBORHOOD COMMERCIAL DISTRICT TO R-4 LOW DENSITY MULTIPLE FAMILY 
DWELLING DISTRICT FOR 114 GAY AVENUE 
 
Mayor Harris opened the public hearing and requested proof of publication. 
 
City Manager Gipson reported that this is a public hearing to solicit input regarding the proposed 
rezoning of the property located at 114 Gay Avenue from C-1 Neighborhood Commercial District to 
R-4 Low Density Multiple Family Dwelling District. This rezoning is at the request of Manlin 
Development, LLC, owner, to allow the construction of two, five-unit townhome developments. This 
project will also require approval of a Subdivision Plat at a future date. 
 
City Manager Gipson stated that this application was tabled at the February 11 Board of Aldermen 
meeting and the public hearing left open pending an appeal on the site plan related to the project. 
He announced that this afternoon staff received a letter from the appellant requesting to withdraw 
the appeal. This is the result of an agreement reached between the applicant and the appellant on 
changes to the site plan and the height of a proposed fence. 
 
City Manager Gipson noted that at this point staff has not had an opportunity to review those 
changes and determine whether they are significant enough to require additional review by the 
Clayton Architectural Review Board (ARB). 
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Staff recommends the public hearing be held and the rezoning ordinance be approved. The site 
plan revisions will be reviewed and processed separately, either administratively by staff, or the 
ARB, if necessary. 
 
Gabe DuBois, THD Design Group, addressed the Board, providing a brief summary of the plan. 
 
In response to Mayor Harris’ question, Mr. DuBois confirmed that this is a condo project; price 
range is unknown at this time and that they estimate completion no later than the end of this 
year. 
 
In response to Alderman McAndrew’ question related to the appeal, Susan Hamra, appellant, 
addressed the Board confirming that she has withdrawn the appeal after meeting with the 
applicant/developer and both parties had come to an agreement. 
 
In response to Alderman Buse’s question, Bruce Bartlet, owner of the entity that owns 114 Gay 
Avenue, addressed the Board stating that he is comfortable with the agreement with the 
appellant and with the proposed approval for rezoning the property. 
 
Alderman Winings introduced Bill No. 6780, an ordinance to approve rezoning from C-1 
Neighborhood Commercial District to R-4 Low Density Multiple Family Dwelling for 
property located at 114 Gay Avenue to be read by title for the first time. Alderman 
Boulton seconded. 
 
City Attorney O’Keefe reads Bill No. 6780, first reading, an Ordinance Providing for the 
Rezoning of Certain Property Located at 114 Gay Avenue from C-1 Neighborhood 
Commercial District to R-4 Low Density Multiple Family Dwelling District; Providing for 
the Change in the Zoning Map of the City of Clayton, Missouri; and Other Actions Related 
Thereto by title only. 
 
The motion passed unanimously on a voice vote.  
 
Motion made by Alderman Winings that the Board give unanimous consent to 
consideration for adoption of Bill No. 6780 on the day of its introduction. Alderman 
Boulton seconded. 
 
The motion passed unanimously on a voice vote. 
 
Alderman Winings introduced Bill No. 6780, an ordinance to approve rezoning from C-1 
neighborhood Commercial District to R-4 Low Density Multiple Family Dwelling for 
property located at 114 Gay Avenue to be read by title for the second time. Alderman 
Boulton seconded. 
 
City Attorney O’Keefe reads Bill No. 6780, second reading, an Ordinance Providing for 
the Rezoning of Certain Property Located at 114 Gay Avenue from C-1 Neighborhood 
Commercial District to R-4 Low Density Multiple Family Dwelling District; Providing for 
the Change in the Zoning Map of the City of Clayton, Missouri; and Other Actions Related 
Thereto by title only. 
 
The motion passed on a roll call vote: Alderman Winings – Aye; Alderman Boulton – Aye; 
Alderman Berkowitz – Aye; Alderman McAndrew – Aye; Alderman Buse – Aye; and 
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Mayor Harris – Aye. The bill, having received majority approval was adopted and became 
Ordinance No. 6641 of the City of Clayton. 
 
A MOTION TO APPROVE A LIQUOR LICENSE UPGRADE FOR TAVCO HOLDINGS I, LLC 
D.B.A. THE WINE AND CHEESE PLACE AT 7435 FORSYTH BOULEVARD  
 
City Manager Gipson reported that TAVco Holdings I, LLC d.b.a. The Wine and Cheese Place is 
requesting to upgrade their current liquor license (all kinds of intoxicating liquor at retail by the 
package, including Sunday and special permit for wine, malt beverage and distilled spirit 
tastings) to sell all kinds of intoxicating liquor at retail by the drink, including Sundays, at 7435 
Forsyth Boulevard. 
 
Aaron Zwicker, co-owner, addressed the Board to answer questions. 
 
In response to Mayor Harris’ question, Mr. Zwicker explained that the classes held at the Wine 
and Cheese Place include tasting portions. 
 
In response to Alderman Buse’s question, Mr. Zwicker confirmed that they did not send notice to 
the surrounding tenants or property owners. 
 
Motion made by Alderman Winings to approve an upgraded liquor license for TAVco 
Holdings I, LLC d/b/a The Wine and Cheese Place. Alderman Boulton seconded. 
 
The motion passed unanimously on a voice vote. 
 
MOTION – TO APPROVE THE DESTRUCTION OF RECORDS IN ACCORDANCE WITH THE 
MISSOURI SECRETARY OF STATE RECORDS RETENTION SCHEDULE 

City Manager Gipson reported that As the Board is aware, it is the recommended guideline of 
the Secretary of State to formally approve the disposition of records at the Board of Alderman 
level, and to include a list which describes the record series including quantity to be disposed, 
the manner of destruction and destruction date. 

Below is a list of records staff is proposing to dispose. 

Municipal Court – Prosecuting Attorney Files 
• 2017 Closed PA files for minor traffic violations 
• 2018 Closed PA files for minor traffic violations 

Planning Department* 
• Building plans and drawings dated January 2014 through December 2014 
• All permit documents for multi-family and commercial buildings no longer in existence 
• Plumbing Permits – 

o Single Family Residential – All 
o Multi Family - Repair, alteration, addition  
o Commercial - Repair, alteration, addition 

 
• Mechanical Permits – 

o Single Family Residential – All 
o Multi Family - Repair, alteration, addition 
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o Commercial - Repair, alteration, addition  
 

• Building Permits – 
o Single Family Residential – Repair, alteration, addition 
o Multi Family - Repair, alteration, addition 
o Commercial - Repair, alteration, addition 

 
* All permits for new construction of multi-family and commercial buildings will be kept for the 
existence of the building per City of Clayton Policy (Missouri Records Retention Schedule 
requires a minimum retention of 10 years for commercial and 5 years for residential.) 
All permit applications and issued permit copies are retained in permanent files, separate from 
plans/drawings, and are not included in this request. 
 
Mayor Harris stressed the importance of maintaining the City’s historical records (building 
plans). 
Motion made by Alderman Winings to approve the disposal of records as listed in the 
Board report. Alderman Boulton seconded. 
 
The motion passed unanimously on a voice vote. 
 
AN ORDINANCE TO APPROVE THE APPOINTMENTS OF CERTAIN BOARD OF 
DIRECTORS TO THE 25 NORTH CENTRAL COMMUNITY IMPROVEMENT DISTRICT (CID) 
 
City Manager Gipson reports that on June 9, 2015 the City of Clayton created the 25 North Central 
Community Improvement District (CID) for the property located at 25 N. Central Avenue, now 
operating as The Ceylon. The CID imposes an additional 1% sales tax on restaurant and other 
retail sales.  The CID uses the revenues from the sales tax and special assessment to reimburse 
the Developer for certain eligible redevelopment costs totaling $1,500,000.   
 
The CID is governed by a five-member board of directors appointed by the Mayor with the consent 
of the Board of Aldermen.  Only registered voters residing within the CID and the authorized 
representatives of property owners within the CID may be appointed to the Board of Directors.  In 
this case, the Developer is the sole property owner within the CID. The CID is requesting that 
Ryan Bumb be reappointed, term expires July 8, 2023 and that Nicholas Van Sciever is appointed 
(replacing Mark Winschel), term expires July 8, 2023.  
 
Alderman Winings introduced Bill No. 6781, an ordinance to approve the Board of 
Director appointments to the 25 N. Central Avenue CID to be read by title for the first 
time. Alderman Boulton seconded. 
 
City Attorney O’Keefe reads Bill No. 6781, first reading, an Ordinance of the City of 
Clayton, Missouri, Approving the Appointment of Certain Successor Directors to the 
Board of Directors for the 25 North Central Community Improvement District by title only. 
 
The motion passed unanimously on a voice vote. 
 
Motion made by Alderman Winings that the Board give unanimous consent to 
consideration for adoption of Bill No. 6781 on the day of its introduction. Alderman 
Boulton seconded. 
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The motion passed unanimously on a voice vote. 
 
Alderman Winings introduced Bill No. 6781, an ordinance to approve the Board of 
Director appointments to the 25 N. Central Avenue CID to be read by title for the second 
time. Alderman Boulton seconded. 
 
City Attorney O’Keefe reads Bill No. 6781, second reading, an Ordinance of the City of 
Clayton, Missouri, Approving the Appointment of Certain Successor Directors to the 
Board of Directors for the 25 North Central Community Improvement District by title only. 
 
The motion passed on a roll call vote: Alderman Winings – Aye; Alderman Boulton – Aye; 
Alderman Berkowitz – Aye; Alderman McAndrew – Aye; Alderman Buse – Aye; and 
Mayor Harris – Aye. The bill, having received majority approval was adopted and became 
Ordinance No. 6642 of the City of Clayton. 
 
Other 
Alderman Winings reported on the following: 

• CRSWC – The Center renovation project is continuing to move forward; The Center is 
scheduled to close during spring break; anticipated completion is May 15; attendance at 
the Center is down due to the construction; staff is working on new marketing to increase 
membership. 

 
Alderman Boulton reported that Alderman Lintz is doing well. 
 
Alderman Berkowitz reported on the following: 

• CCF Major Gifts met today; discussed commitment of donations/gifts. 
• Great reception for City Manager Gipson. 

 
Alderman McAndrew reported on the following: 

• CCF Board of Directors - welcomed several new members; presentation of audit. 
• Maryland Heights Community Center shooting - Chief Smith commented that it was a 

work-related event. 
 
Alderman Buse stated that the reception for City Manager Gipson was great. 
 
Mayor Harris reported on the following: 

• CCF “All That Glitters” event is scheduled for February 28. 
• Kudos on the reception for City Manager Gipson. 
• Donations/gifts have been firmed up for the Shaw Park All-Season facility. 

 
City Manager Gipson expressed his thanks and appreciation for the reception held last week. 
 
There being no further business the meeting adjourned at 7:30 p.m. 

 
       ____________________________ 
       Mayor 
 
ATTEST: 
____________________________ 
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City Clerk 
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REQUEST FOR BOARD ACTION 
 
TO:  MAYOR HARRIS; BOARD OF ALDERMEN 
 
FROM:  DAVID GIPSON, CITY MANAGER 
  GARY CARTER, ECONOMIC DEVELOPMENT DIRECTOR  
     
DATE:  MARCH 10, 2020 
 
SUBJECT: ORDINANCE – ESTABLISHING THE 7730 BONHOMME COMMUNITY 

IMPROVEMENT DISTRICT  
 
 
OVERVIEW:   
 
Silverwest-I Clayton LLC (the “Developer”), which is an affiliate of Denver-based Silverwest Hotels, intends 
to redevelop the property located at 7730 Bonhomme into first-class hotel consisting of approximately 268 
rooms, and featuring a new rooftop pool, restaurant and bar, fitness center with panoramic views, and 
approximately 17,000 square feet of event space.  As part of this project, the Developer anticipates 
potential significant improvements or additions to the infrastructure and public spaces associated with the 
hotel, including, but not limited to, the parking garage, streetscape improvements, porte cochere, sidewalks 
and landscaping.  To assist in financing this redevelopment, the Developer has petitioned the City to create 
a Community Improvement District (the “CID”) on the hotel pursuant to the Community Improvement 
District Act, Sections 67.1401 to 67.1571, RSMo. (the “CID Act”).  The CID will impose an additional 1% 
sales tax on hotel and other retail sales for up to 30 years. The CID will use the sales tax revenues to pay 
for certain eligible project costs, $2,900,000.  The attached ordinance: 
 

• Approves the petition to establish the CID; 
• Appoints a Board of Directors for the CID; and 
• Directs the City Clerk to notify the Department of Economic Development that the CID has 

been established (as required by the CID Act). 
 
APPROVAL OF CID PETITION AND APPOINTMENT OF BOARD OF DIRECTORS: 
 
The petition to establish the CID defines the basic scope of the CID, including its boundaries and its ability 
to seek voter approval of the aforementioned CID sales tax (in this case, the CID Act provides that the only 
qualified voter to vote on these matters is the sole property owner within the CID, which is currently the 
Developer).  If the attached ordinance is passed, the CID will be established as a separate political 
subdivision and will be a separate legal entity from the City.   
 
The CID will be governed by a six-member board of directors appointed by the Mayor with the consent of 
the Board of Aldermen. Under state law, only registered voters residing within the CID and the authorized 
representatives of property owners within the CID may be appointed to the Board of Directors.  In this 
case, the Developer is be the sole property owner within the CID and has designated the five voting 
persons named in the attached ordinance to be considered for appointment to the board of directors. In 
addition, the City of Clayton City Manager or the manager’s designee will be a non-voting board member.  
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NOTIFICATION TO DEPARTMENT OF ECONOMIC DEVELOPMENT: 
 
The CID Act requires the City Clerk to report the creation of the CID to the Department of Economic 
Development.  The attached ordinance will authorize the City Clerk to make such notification. 
 
Recommendation:  To hold a public hearing of the petition to create the CID and approve the attached 
ordinance.   
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BILL NO. 6782 

ORDINANCE NO. ______ 

AN ORDINANCE OF THE CITY OF CLAYTON, MISSOURI, APPROVING A 
PETITION REQUESTING THE CREATION OF THE 7730 BONHOMME  
COMMUNITY IMPROVEMENT DISTRICT; ESTABLISHING THE DISTRICT AS A 
POLITICAL SUBDIVISION OF THE STATE OF MISSOURI; DIRECTING THE CITY 
CLERK TO NOTIFY THE MISSOURI DEPARTMENT OF ECONOMIC 
DEVELOPMENT OF THE CREATION OF THE DISTRICT; AUTHORIZING CERTAIN 
ACTIONS IN CONNECTION THEREWITH; AND CONTAINING A SEVERABILITY 
CLAUSE 

WHEREAS, the Community Improvement District Act, Sections 67.1401 to 67.1571 of the 
Revised Statutes of Missouri, as amended (the “Act”), authorizes the governing body of any 
municipality, upon a proper petition requesting the formation and after a public hearing, to adopt 
an ordinance establishing a community improvement district; and 

WHEREAS, on February 19, 2020, Silverwest-I Clayton LLC filed a petition (the “Petition”), a 
copy of which is set forth as Exhibit A, attached hereto and incorporated herein by reference, with 
the City Clerk of the City of Clayton, Missouri (the “City”) pursuant to the Act, which proposed 
the formation of the 7730 Bonhomme Community Improvement District (the “District”) provide 
a mechanism to carry out or finance, within the District, (i) the acquisition, reconstruction or 
construction of any public improvements authorized by the Act, including, but not limited to, 
parking lots, garages or facilities, streetscape improvements, sidewalks, or ramps and (ii) the 
provision of services authorized by the Act, including, but not limited to, security, economic 
development, planning, tourism, cleaning or maintenance (collectively, the “District Project”); 
and 

WHEREAS, on February 21, 2020, the City Clerk verified that the Petition complied with the Act 
and set a public hearing with all proper notice being given in accordance with the Act; and 

WHEREAS, on March 10, 2020, the Board of Aldermen held a public hearing at which all persons 
interested in the formation of the District were allowed an opportunity to speak and at which time 
the Board of Aldermen heard all protests and received all endorsements; and 

WHEREAS, the Board of Aldermen finds that notice of the establishment of the District has been 
duly given and the public hearing thereon has been held in which all reasonable protests, objections 
and endorsements have been heard, all in accordance with Section 67.1431 of the Act; and 

WHEREAS, the Board of Aldermen further finds that the Petition to establish the District is 
proper in that it meets all of the requirements of Section 67.1421 of the Act. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE 
CITY OF CLAYTON, MISSOURI, AS FOLLOWS: 
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SECTION 1. Establishment of District.  There is hereby created within the City the 7730 
Bonhomme Community Improvement District as a political subdivision of the State of Missouri, 
having the powers and purposes set forth in the Petition.  The District shall include the contiguous 
tract of real estate described in the Petition, shall be governed by a board of directors consisting of 
six (6) total directors, five (5) voting directors and one (1) non-voting director, appointed by the 
City and shall have authority to impose a sales and use tax not exceeding one percent (1%).  The 
City hereby appoints the initial Board of Directors of the District to initial terms of office, as 
follows: 

 
Evan Welsh    4 year term 

 Terry Anderson   4 year term 
Jennifer Metz    2 year term 
Taylor Umscheid   2 year term 
Andrew Hargis   2 year term 
 

In addition, the non-voting Director shall be the City Manager of the City of Clayton or the 
Manger’s designee from time to time.  By its execution of the Petition, the Petitioner has designated 
the City Manager of the City of Clayton (or the Manager’s designee from time to time) as a legally 
authorized representative of such Petitioner, as the owner of District Property, and intends that 
such designation shall run with the land comprising the District Property so long as the District 
exists. 

SECTION 2. Term.  The District shall be in existence for such period of time as is required to 
repay any notes, bonds or other obligations it issues, but not to exceed 30 years from the date of 
this Ordinance. 

SECTION 3. Missouri Department of Economic Development Report.  The City Clerk is hereby 
directed to prepare and file with the Missouri Department of Economic Development the report 
specified in Section 67.1421.6 of the Act. 

SECTION 4. Further Actions Authorized.  The officers and agents of the City are hereby 
authorized and directed, to take such further action, and execute such other documents, certificates 
and instruments as may be necessary or desirable to carry out and comply with the intent of this 
Ordinance. 

SECTION 5. Severability Clause.  It is hereby declared to be the intention of the Board of 
Aldermen that each and every part, section and subsection of this Ordinance shall be separate and 
severable from each and every other part, section and subsection hereof and that the Board of 
Aldermen intends to adopt each said part, section and subsection separately and independently of 
any other part, section and subsection.  In the event that any part of this Ordinance shall be 
determined to be or to have been unlawful or unconstitutional, the remaining parts, sections and 
subsections shall be and remain in full force and effect. 

SECTION 6. Effective Date.  This ordinance shall be in full force and effect both from and after 
its passage by the Board of Aldermen. 
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Passed by the Board of Aldermen this 10TH day of March 2020. 

 
       
Mayor 

 
Attest: 
 
 
 
 
      
City Clerk 
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EXHIBIT A 
 

PETITION 
 

[On file with the Office of the City Clerk]
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City Manager 
10 N. Bemiston Avenue 
Clayton, MO  63105 

 
 

 
 
 
 
 

REQUEST FOR BOARD ACTION 
 
TO:  MAYOR HARRIS; BOARD OF ALDERMEN 
 
FROM:  DAVID GIPSON, CITY MANAGER  
  SUSAN ISTENES, AICP, DIRECTOR OF PLANNING & DEV. SERVICES 
   
DATE:  MARCH 10, 2020 
 
SUBJECT: ORDINANCES - REZONING & A PLANNED UNIT DEVELOPMENT FOR  
 FORSYTH POINTE DEVELOPMENT AT 8001-8049 FORSYTH 

BOULEVARD 
 

This is a public hearing to solicit input regarding a proposed rezoning and related Planned Unit 
Development (PUD) to be granted to Forsyth Acquisitions, LLC & Commerce Bank for a mixed-
use development to be known as Forsyth Pointe.   The properties are currently addressed 8001-
8049 Forsyth Boulevard. 
 
The subject site is 90,904 square feet and is located on the north side of Forsyth Boulevard 
between North Brentwood Boulevard and North Meramec Avenue. The eastern two-thirds of the 
site (8001-8027 Forsyth) has a zoning designation of High Density Commercial (HDC) and the 
property addressed 8049 Forsyth has a zoning designation of Planned Unit Development (PUD).  
The properties with a zoning designation of HDC are also located in the Downtown Core Overlay 
District. The site is currently developed as a surface parking lot and two-story office buildings and a 
former restaurant and is surrounded by office and retail uses. 
 
REZONING 
Planned Unit Developments are a distinct zoning district and therefore, an application to rezone 
the subject property from HDC and Downtown Core Overlay, to a Planned Unit Development 
District (PUD) was filed by the developer. 
 
PROJECT DESCRIPTION 
 
The applicant proposes to demolish the existing parking lot and structures and construct two mixed 
use commercial/office towers and a parking garage.  The west tower (Tract A) will have 
approximately 11,484 square feet of ground floor retail space and 226,152 square feet of office 
space and is proposed to be 14-stories in height.  The east tower (Tract C) will have approximately 
6,571 square feet of ground floor retail space and 267,591 square feet of office space and is 
proposed to be 16 stories in height.  Structured parking will be developed on Tract B, providing 
1,257 parking spaces including 40 spaces available for public parking. Approximately 2 levels of 
the structured parking will be underground on the east side of the project for a total of 7 stories in 
height.  On the top of the parking structure, a roof top terrace garden is proposed. Access to the 
parking structure on site is proposed from the existing east-west alley off Brentwood Boulevard. 
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PLANNED UNIT DEVELOPMENT 

 
This project seeks relief from certain development standards that are set forth in the current zoning 
district (HDC and PUD) and other requirements of the Downtown Core Overlay (DTO) District.  The 
current required development standards and the proposed modifications to those standards are 
identified in the table below.  The number of requested modifications to the development standards 
that are required by the design of the project drive the amount of public benefits the developer is 
required to provide in terms of a point scale that is set forth in Section 405.1380 of the Zoning 
Regulations.  
 
Requested Code Alternatives requiring a Waiver 
 
Development 
Standard Requirement Proposed Waiver 

Required 
Height (PUD) 22 stories or 253.8 feet 18 stories or 240 feet  No 
Height (DTO) 7 stories or 90 feet (maximum) 18 stories or 240 feet Yes 

Building Setback 
(PUD) 5 feet at second story 

14’4” lobby setback on the 
Western façade. The 
design includes a 13’ 
lobby setback on the 
Eastern façade  

No 

Building Setback 
(DTO) 

15 feet at 3rd story or 30 feet 
above grade, along elevations 
with street frontage, excluding 
alleys where height is exceeded 
through PUD 

 
Building setbacks are 
shown on the Conceptual 
PUD plan. A waiver will be 
required for building 
setbacks above 3rd story, 
as building line extends to 
property line above 2nd 
floor.  

Yes 

Floor Area Ratio 
(FAR PUD) 12.67 5.625  No 

Floor Area Ratio 
(FAR DTO) 3 (maximum) 5.625 Yes 

Setback (rear PUD) 0 0 No 
Setback (rear DTO) 15 feet (minimum) 0 Yes 
Setback (front PUD) 0 20 Feet No 
Setback (front DTO) none 20 Feet No 
Setback (side) none 12 Feet No 
Ground Floor Uses 
(DTO) Retail, personal care, or similar Retail, Bank lobby No 

Ground Floor Uses 
(PUD) Retail Retail, office lobby No 

Parking 
(automobile) Retail discrepancy   1,257 spaces No 

Parking (bicycle) 12 racks (minimum) Minimum of 14 No 

DTO = Downtown Overlay District 
PUD = Planned Unit Development 
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MASTER PLAN: 
 
The site is in the Park View District, as identified in the Downtown Master Plan. The vision for the 
Park View District is to “create a neighborhood along the park that takes advantage of the valuable 
views of Shaw Park and transforms the urban edge of the park into an active street life 
environment with sports, culture and entertainment venues.”   The proposed development will be 
urban in character and will maintain a consistent street wall along the street frontage. The 
proposed uses and design will increase pedestrian activity levels and activate the corners of 
Brentwood Boulevard and Meramec Boulevard with new retail establishments. Staff is of the 
opinion that the proposed development is consistent with the Downtown Master Plan. 
 
 
PUBLIC BENEFITS 
 
A PUD must provide public benefits to the surrounding neighborhoods and to the City above 
and beyond what can be reasonably achieved by application of the zoning provisions applicable 
to the underlying zoning district. The Board of Aldermen may approve alternatives to the zoning 
regulations, subdivision regulations or design standards applicable to the property proposed to 
be rezoned to a planned unit development, in exchange for developer provided public benefits, 
as authorized in Section 405.1380. Section 405.1380(B) (1-15), characterizes those public 
benefits that are considered appropriate examples of benefits and Table 405.1390.1 assigns 
each listed benefit a maximum point value. All planned unit developments shall provide at least 
one (1) public benefit or combination of public benefits that total at least ten (10) points beyond 
those additional points required for any desired code alternatives, even if no code alternative is 
requested. The project must also provide at least five (5) public benefits points for each code 
alternative required. Public benefits are not limited to those outlined in Section 405.1380(B)(1 — 
15), and a developer may propose different public benefits in their application for PUD rezoning 
per 405.1380(B)(16). For this project there are four (4) code alternatives required (as shown on 
the prior page) requiring twenty (20) public benefit points in addition to the ten (10) points 
required for any PUD approval. Thus, for this project to be approved as submitted a minimum of 
thirty (30) points must be obtained. 
 
Point Table proposed by Developer per requested deviations: 
 
Code Section Public 

Benefit  
Requested 

Points 
Staff 

Points 
Developer Comments 

405.1380(B)(1) Architectural 
Significance 

4 3 The building will include a 16-foot-high street 
level arcade that lifts the building podium and 
is clad with a composition of thin angular fins 
that include color treatments to artfully 
modulate and create texture to the podium. 
The garage is screened with angular fins and 
complimented with vertical landscaped areas 
including the podium corners of Meramec and 
Brentwood 

405.1380(B)(3) New Public 
Infrastructure 

4 3 The development will incorporate as much 
as 14’ setback at the corners of Forsyth & 
Brentwood, and Forsyth & Meramec which 
will enhance the pedestrian experience and 
include landscaped planters, and outdoor 
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seating. This setback is in addition to the 
existing 12’ city sidewalks, which will be 
reconstructed as part of the development 
and brought up to City standards 

 

405.1380(B)(6) Protection or 
addition of 

Green 
Infrastructure 

5 4 The building's garden terrace will include a 
green roof system that filters stormwater 
runoff. The building will also include 
solariums filled with natural plants and 
trees at both corners of the podium, as well 
as in the center of the podium. 

 

405.1380(B)(7) Dedication of 
land to City 

3 0 Developer will widen alley at the north side of 
the building to 24 feet 

405.1380(B)(8) Below Grade 
Parking 

10 5 286 below grade parking spaces will 
eliminate the massing of the parking 
structure and provide 40 public parking 
spaces for retail visitors. The below grade 
parking structure will also provide parking 
spaces for the tenants 

 

405.1380(12) Public Art 5 5 The buildings will include public art pieces at 
both the western and eastern tower open 
entry areas.  Both development parties are 
committed to incorporating meaningful and 
lasting art into the ground floor areas.  Owners 
of the western towner will commission an 
artist for public art/sculpture. 

405.1380(B)(13) Open space 
for public 

5 4 Garden terrace located on the top floor of 
the parking structure will be a truly unique 
amenity to the property and the City of 
Clayton. As part of its agreement with the 
City of Clayton, the Developer will open the 
garden terrace up for a minimum of 4 public 
events each year, such as the movie nights, 
Parties in the Park, and Fall Fest. The garden 
terrace will include a platform/stage for 
music, movies, and performances, seating 
areas, and a trellis feature. The garden 
terrace will be visible from the upper floors 
of all nearby buildings and will create a 
seamless "green" connection to Shaw Park. 

 

405.1380(B)(15) Enhancement 
of 

Streetscape 

5 0 Streetscape along Forsyth, Brentwood and 
Meramec Avenues will be brought up to 
current standards by providing 3 additional 
Parking Pay Stations, bicycle parking near 
retail areas, updated traffic controller and 
pedestrian access controls. 

405.1380(B)(16) Any other 
public benefit 

5 4 Art/Ent Venue at ground level of west tower 
which may house a restaurant, bar, nightclub 
or theater 

405.1380(B)(16_ Any other 
public benefit 

5 5 Electric vehicle charging stations will be 
provided at each level of the garage. 

     
TOTAL  51 33 Required:  30 points 

 
Point analysis: 
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1) 405.1380(B)(1) Architectural Significance: Constructing buildings exhibiting 
Architectural distinction and significance that would make the development unique. 
 

Applicants response: The building will include a 16-foot-high street level arcade 
that lifts the building podium and is clad with a composition of thin angular fins 
that include color treatments to artfully modulate and create texture to the 
podium. The garage is screened with angular fins and complimented with vertical 
landscaped areas including the podium corners of Meramec and Brentwood. 

 
Staff Analysis:  The architecture of the buildings provides some unique features 
such as the solariums at each building’s corners, and the arcades and the 
landscaped areas on the building frontages.  The building design is respectful of 
the views of and adjacency to Shaw Park, as set forth in the Park View District of 
the Downtown Master Plan.  While the tower buildings provide some areas of 
distinction, the overall design is representative of typical podium style buildings 
with a monolithic, horizontal form that is not articulated in any manner. The 
appearance is also greatly influenced by the lengthy extent of the open-air 
parking garage façade on Forsyth Avenue. 

 
2) 405.1380(3) Provision of new or enhanced public infrastructure: greater than the 

minimum code requirements or as required as a result of a traffic, parking or similar 
study, and including, but not limited to, the establishment of onsite common areas 
(exclusive of yards as defined herein), streets, curbs, sidewalks, sanitary sewers, 
stormwater sewers, landscape buffers, lighting and public parking. 
 

Applicants response: The development will incorporate as much as 14-foot 
setback at the corners of Forsyth and Brentwood, and Forsyth and Meramec 
which will enhance the pedestrian experience and include landscaped planters, 
and outdoor seating. This setback is in addition to the existing 12-foot-wide City 
sidewalks, which will be reconstructed as part of the development and brought up 
to City standards 
 
Staff Analysis:  The proposed arcade design provides an enhanced, sheltered 
walkway for pedestrians. The proposed street furniture and planter boxes 
enhances the street side public space.  Points cannot be awarded for bringing 
sidewalks and streetscape up to City required standards. 
 

3) 405.1380(B)(6) Protection and addition of green infrastructure. Projects which 
provide and protect green infrastructure such as planned and managed networks of 
open spaces (including parks) and features that use natural means such as vegetation 
to capture, store and infiltrate stormwater runoff (including bioswales, green roofs, and 
rain gardens).  

 
Applicant’s response: The building's garden terrace will include a green roof 
system that filters stormwater runoff. The building will also include solariums filled 
with natural plants and trees at both corners of the podium, as well as in the 
center of the podium. 
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Staff Analysis: It’s unclear at this time how the rooftop water management system 
will function, however, the rooftop garden is consistent with natural means to 
capture, store and infiltrate stormwater. 

 
4) 405.1380(B)(7) Dedication of land to the City for purposes of widening or improving the 

adjoining right-of-way.  
 

Applicant’s response:  Developer will widen alley at the north side of the 
building to 24 feet. 
 
Staff Analysis: Points cannot be received for City requirements such as planting 
city street scape or widening an alley, per 405.1380.B.3. The developer notes 
that they had purchased the parking lot from the City including the 4 feet along 
the east/west alley that they will be required to dedicate to the City for alley 
widening.  For that reason, they have requested points for the dedication. 
However, for this project, the City is also vacating a portion of the east/west alley 
and a building will be constructed over what will be a former alley. Typically, 
when alleys are vacated the property formerly comprised of the alley is split down 
the middle and given to the adjoining property owner’s (assuming there is more 
than one). The area of dedication via widening equals 1,070 square feet.  The 
area of vacation equals 4,400 square feet. Therefore, staff believes points are 
not warranted.  Additionally, widening the alley to 24 feet is a city minimum 
standard that is required of all developments in similar situations, therefore, no 
points can be awarded.  
 

5) 405.1380(B)(8) Below Grade Parking. Inclusion of a below grade parking facility with 
spaces specifically available and designated for public parking and located underneath 
the proposed development.  
 

Applicant’s response: 286 below grade parking spaces will eliminate the 
massing of the parking structure and provide 40 public parking spaces for retail 
visitors. The below grade parking structure will also provide parking spaces for 
the tenants. Including below grade parking will eliminate the massing of the 
parking structure and will provide parking spaces for the tenants of the East and 
West Tower. 
 
Staff Analysis: The parking structure is primarily located above grade and its 
location is contradictory to the Downtown Overlay District which directs parking 
towards the center of the site as opposed to street frontages. 286 spaces of the 
proposed 1,257 is approximately 23 percent of the total number of spaces that 
will be located below grade (per the developer) which equates to less than two 
stories below grade. The proposed garage does provide 40 spaces for public 
parking. 

 
6) 405.1380(B)(12) Public Art. A significant form of public art in any media that has been 

planned and executed with the intention of being staged on private property, outside, 
which is accessible to the public. 

 
Applicant’s response:  The buildings will include public art pieces at both the 
western and eastern tower open entry areas.  Both development parties are 
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committed to incorporating meaningful and lasting art into the ground floor areas.  
Owners of the western tower will commission an artist for public art/sculpture. 
 
Staff response:  The intent of the code is for Art to be externally located and 
available to the public.  Not enough information has been provided by the 
applicant to consider point values.  Points may be possible if the design and 
location is indoors but is visible and accessible to the public from the street and 
sidewalk.  Applicant has revised the first submittal which now indicates that the 
owners of the western tower will commission an artist for public art/sculpture.  
More detailed information will be necessary in order to accurately assess points. 
 

7) 405.1380(B)(13) Garden terrace. An appropriate amount of open space is provided and 
available for active or passive use by the public such as courtyards, grassed areas, 
patios, landscaped spaces.  
 

Applicant’s response: A garden terrace located on the top floor of the parking 
structure will be a truly unique amenity to the property and the City of Clayton. As 
part of its agreement with the City of Clayton, the Developer will open the garden 
terrace up for a minimum of 4 public events each year, such as the movie nights, 
Parties in the Park, and Fall Fest. The garden terrace will include a 
platform/stage for music, movies, and performances, seating areas, and a trellis 
feature. The garden terrace will be visible from the upper floors of all nearby 
buildings and will create a seamless "green" connection to Shaw Park. 
 
Staff Analysis: The garden terrace has limited access to the public and is 
elevated from the street, therefore access to the terrace, use of the terrace and 
views of the terrace are for the most part, private. However, it is a positive 
amenity from the standpoint of preserving green and open areas and to break up 
the typical concrete massing of the top of a parking garage. 

 
8) 405.1380(B) (16) Any other public benefit which is determined by the Board of Aldermen 

to meet the purpose and objectives set forth in Section 405.1360.  
 

Applicant’s response: An Arts and Entertainment venue is planned for at 
ground level of the West Tower which may house a restaurant, bar, nightclub, or 
theater. 

 
Staff Analysis:  Full points awarded.  

 
CRITERIA FOR APPROVAL 
 
The approval criteria are set forth in Section 405.1410 and are designed to achieve the objectives 
as set forth in Section 405.1360 of the Zoning Code. The Plan Commission may recommend, and 
the Board of Aldermen may adopt modifications to the requirements contained in Chapter 405.010 
et. seq. titled Zoning Regulations as amended and Chapter 415.010 et. seq. titled Subdivision 
Regulations as amended, as part of its consideration and approval of a planned unit 
development.to the Board of Aldermen approval, approval with conditions or denial of the 
development plan. In considering and acting upon development plans, landscape plans and other 
applicable plans, the Plan Commission shall take the following objectives into consideration 
through the planned unit development process: 
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Downtown Master Plan 
 

1) The proposed development is in harmony with general purposes and intent of Chapter 
405 of the Municipal Code and is compatible with and implements the planning goals 
and objectives of the City as set forth in the City’s Master Plans; 

>>  The site is in the Park View District, as identified in the Downtown Master Plan. 
The vision for the Park View District is to “create a neighborhood along the park that 
takes advantage of the valuable views of Shaw Park and transforms the urban edge 
of the park into an active street life environment with sports, culture and 
entertainment venues.”  
>>  The proposed development will be urban in character and will maintain a 
consistent street wall along the street frontage. The proposed uses and design will 
increase pedestrian activity levels and activate the corners of Brentwood Boulevard 
and Meramec Boulevard with new retail establishments. Staff is of the opinion that 
the proposed development is consistent with the Downtown Master Plan. 

 
Open Space and Landscaping 
 

2) The quality and quantity of public and common open space and landscaping provided are 
consistent with higher standards of design and amenities expected of a PUD.  Common 
spaces are adequate in size and design to accommodate public use: 

>>  Criteria met.  The proposed landscape enhancements to the street scape, the 
building and the roof top garden coupled with the arcade design of the building 
along the street frontages will provide amenities to both pedestrians, occupants of 
the building and the general public, to a certain extent. 

 
External Circulation 
 

3) Streets, sidewalks, pedestrian ways, bike paths, off-street parking and loading as 
appropriate to the planned land uses are provided and meet the City of Clayton standards.  
They will not unduly interfere with the safety and capacity of adjacent streets, or other 
means of access to the site. 

>>  Criterial met.  The proposed parking, streets, access points and loading zones 
are appropriate to the type and extent of development proposed. 

 
Internal Circulation 

 
4) The internal circulation system of the proposed development encourages safe movement 

for vehicles and pedestrians and provides public access to green areas and open space 
preserved on site which are designated for public use. 

>>  Criterial met. The internal circulations systems provide for safe movements of 
pedestrians and vehicles.  Public access to green areas is limited to those 
landscape enhancements that are planned for the streetscape and to a limited 
extent, the proposed solariums inside the buildings. 
 

Design 
 

5) The PUD represents a more creative approach to the unified planning of development and 
incorporates a higher standard of integrated design and amenity than could be achieved 
under otherwise applicable zoning district and subdivision regulations. 
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>>  Criteria met.  The proposed project is compatible with surrounding 
developments in terms of intensity of land use and makes more efficient use of land 
than the existing low rise, two story office uses. The project represents a 
redevelopment of ½ of an existing City block which allows for integrated design as 
opposed to redevelopment of individual lots with separate buildings. 

 
Utilities 
 

6) Existing or proposed utility services are adequate for the proposed development. 
>>  Criterial met.  Adequate utility services are available for the proposed 
development. 

 
Buffering 
 

7) Appropriate buffering is provided to protect adjacent land uses from light, noise and visual  
impacts. 

>>  Criteria met.  Surrounding land uses are similar in nature and scale.  The 
closest residential property is one block to the north and across Maryland Avenue.  
There is an existing office building which provides a buffer between the proposed 
project and the residential property to the north. 

 
Natural Features 
 

8) The design of the project is as consistent as practical with the preservation of natural 
features of the site such as stands of mature trees, steep slopes, natural drainage ways, or 
other area of sensitive or valuable environmental character. The topography of the property 
is preserved to the greatest extent possible. 

>>  The topography of the property is preserved to the greatest extent possible.  
There are no other existing natural features of the site. 
 

Site Layout and Land Use 
 

9) The proposed site layout and uses are compatible with the neighborhood surrounding the 
proposed development and the City as a whole. 

>>  The proposed layout of the site and the land uses overall, are compatible with 
the neighborhood and the proposed development and the City as a whole. Adjacent 
land uses include a Special Development District with office/commercial to the west 
and office/retail uses to the north, east and south. 

 
Compliance with all other applicable codes and ordinances. 
 

The proposed development complies with all other codes and ordinances. 
 
Architectural Preservation 
 

10) The proposed development preserves buildings which are architecturally or historically 
significant or contribute to the character of the City. 

>>  The existing site is developed with a surface parking lot and a few smaller 
buildings that are not historically significant or contribute to the character of the 
City. 
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Points 
 

11) The proposed development provides the required number of points to the extent outlined in 
Section 405.1380. 

>>  See analysis above.  The developer has achieved the minimum amount of 
points required by Code. 

 
Public Welfare 
 

12) The PUD will not be detrimental to the public health, safety or general welfare. 
>>   Provided the development is built in accordance with the zoning ordinance, this 
PUD ordinance, the approved site plan and all applicable building and safety codes, 
the PUD should not be detrimental to the public health, safety or general welfare. 

 
Traffic & Parking 
 
Garage access is proposed along the northern elevation, from the east-west alley.  A 
comprehensive analysis of the traffic and parking studies outlined in the staff report to the Plan 
Commission dated December 18, 2017, is provided as back up to this summary report.   

 
Plan Commission Consideration 
 
The Plan Commission considered this request at their meeting of February 18, 2020, and voted to 
recommend approval of the rezoning and Planned Unit Development to the Board of Aldermen 
subject to the following conditions:  
 

1. The applicant shall provide public art located outside of the building at the northeast corner 
of Forsyth Boulevard and Brentwood Boulevard and the northwest corner of Meramec 
Avenue and Brentwood Boulevard.  Public Art shall be approved by the Public Art Advisory 
Commission (PAAC). revise all applications and/or the plans to accurately list the building 
and use square footages prior to the issuance of a Building Permit. 

Recommendation: To approve the rezoning and Planned Unit Development Ordinances per the 
conditions contained within.   
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BILL NO.  6783 

ORDINANCE NO. 
 
AN ORDINANCE PROVIDING FOR THE REZONING OF CERTAIN PROPERTY 
LOCATED AT 8049 FORSYTH BOULEVARD, 8015, 8019, 8023, 8025, 8027 FORSYTH 
BOULEVARD AND 8001 FORSYTH BOULEVARD AND 15 NORTH MERAMEC AVENUE 
FROM HIGH DENSITY COMMERCIAL LOCATED IN THE DOWNTOWN CORE OVERLAY 
DISTRICT AND PLANNED UNIT DEVELOPMENT DISTRICT TO A PLANNED UNIT 
DEVELOPMENT DISTRICT TO BE KNOWN AS THE FORSYTH POINTE PUD; 
PROVIDING FOR THE CHANGE IN THE ZONING MAP OF THE CITY OF CLAYTON, 
MISSOURI; APPROVING A PLANNED UNIT DEVELOPMENT FOR THE PROPERTY AT 
8049 FORSYTH BOULEVARD, 8015, 8019, 8023, 8025, 8027 FORSYTH BOULEVARD 
AND 8001 FORSYTH BOULEVARD AND 15 NORTH MERAMEC AVENUE; AND OTHER 
ACTIONS RELATED THERETO 
_________________________________________________________________________ 
 
WHEREAS, Chapter 405, Article X “Planned Unit Development”, Section 405.1360 
“Purpose Statement” of the City’s Land Use Code states that “Planned Unit Developments 
are a distinct zoning district”; and 
 
WHEREAS, on December 9, 2019, a request for the rezoning of property known as 8049 
Forsyth Boulevard, 8015, 8019, 8023, 8025, 8027 Forsyth Boulevard and 8001 Forsyth 
Boulevard and 15 North Meramec Avenue High Density Commercial located in the 
Downtown Overlay District and Planned Unit Development to a Planned Unit Development 
District was received from 8027 Forsyth Acquisitions, LLC; and 
 
WHEREAS, 8027 Forsyth Acquisitions, LLC, (the “Developer”) submitted an application for 
approval of a mixed-use planned unit development plan on December 9, 2019 (the 
“Development Plan”) for use of the property known and numbered as 8049 Forsyth 
Boulevard, 8015, 8019, 8023, 8025, 8027 Forsyth Boulevard and 8001 Forsyth Boulevard 
and 15 North Meramec Avenue (the “Site”) for the development of a two mixed use 
structures and parking garage.  The two structures will contain a mix of uses consisting of 
retail, entertainment, commercial, restaurant and office. The two mixed use towers contain 
approximately nine-hundred sixty – five thousand sixty-one square feet (965,061) of floor 
area. Parking is provided in an adjacent parking garage with 1,250 parking spaces; forty 
(40) of which are for public use.  The east-west alley adjacent to the property will also be 
widened to 24 feet through a right-of-way dedication; and  
 
WHEREAS, on March 3, 2020, the Plan Commission recommended that the proposed 
rezoning and development plan be approved by the Board of Aldermen; and   
 
WHEREAS, after notice required by law and ordinance, a Public Hearing was held before 
the Board of Aldermen of the City of Clayton on March 10, 2020, to consider the request 
and recommendation; and 
 
WHEREAS, upon due consideration, this Board of Aldermen finds and determines that 
good planning practice, those elements of the City’s comprehensive plan applicable to the 
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area in question, and the public health, safety, morals and general welfare would be best 
served if the subject Property is rezoned as hereinafter provided and if the development 
plan referenced below is adopted as hereinafter provided. 
 
NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE CITY 
OF CLAYTON, MISSOURI, AS FOLLOWS: 
 
Section 1. The zoning classification of the property located at 8049 Forsyth Boulevard, 
8015, 8019, 8023, 8025, 8027 Forsyth Boulevard and 8001 Forsyth Boulevard and 15 North 
Meramec Avenue 227 South Central Avenue, more fully described as follows, is hereby 
changed from High Density Commercial (HDC) and Planned Unit Development (PUD) and 
the Downtown Core Overlay District to a Planned Unit Development District, to wit: 
 
Property known and numbered as 8001, 8015, 8019, 8025, 8027 Forsyth Boulevard and 15 
North Meramec Avenue as more fully described in Exhibit A attached hereto and 
incorporated herein by reference  
 
Section 2. The zoning map described in Chapter 405, Section 405.060. “Zoning Map” of the 
Code of Ordinances of the City of Clayton is hereby revised to be consistent with the 
rezoning approved in Section 1 of this Ordinance. 
 
Section 3. Findings and Development Plan Approval 
The Development Plan dated February 24, 2020, and March 2, 2020, attached hereto as 
Exhibit B and made part of this Ordinance as prepared by Christner on behalf of 8027 
Forsyth Acquisitions, LLC, developer, and on file in the Department of Planning & 
Development Services, as submitted by Forsyth Acquisitions, LLC, (the “Developer”) for the 
Project and Exhibit C, the Planned Unit Development Document  is hereby approved, this 
Board having found and determined that the Project, as set forth in the aforesaid 
Development Plans and documents, furthers the following objectives as specified in 
Chapter 405, Section 405.1400: 
 
• The proposed development is in harmony with general purposes and intent of Chapter 

405 of the Municipal Code and is compatible with and implements the planning goals 
and objectives of the City;  

• Streets or other means of access to the proposed development meet City of Clayton 
standards and are suitable and adequate to carry anticipated traffic and will not overload 
the adjacent streets;  

• The internal circulation system of the proposed development encourages safe 
movement for vehicles and pedestrians;  

• Existing or proposed utility services are adequate for the proposed development;  
• Appropriate buffering is provided to protect adjacent land uses from light, noise and 

visual impacts;  
• Architecture and building materials are consistent with the design of the development 

and compatible with the adjacent neighborhood;  
• Landscaping is appropriate with the scale of the development and consistent with any 

applicable City codes, ordinances and standards.  
• The proposed materials, design and uses are compatible with the neighborhood 

surrounding the proposed development or the City as a whole.  
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• The proposed development complies with all other applicable codes and ordinances. 
 
In addition, the Board of Aldermen hereby finds and determines that the Developer has 
satisfied the requirements of Section 405.1380 to provide sufficient public benefits to (a) 
warrant approval of a planned development and (b) allow alternative standards in lieu of the 
four following zoning requirements which would otherwise be applicable to the subject 
property, to wit: the height limitation, building setback, floor area ratio and rear setback 
requirements of the Downtown Overlay District. The Board’s finding as to satisfaction of the 
requirements of Section 405.1380 is based on the Board’s determination that the Plan is 
entitled to the following points for the following public benefits: 
 

Code Section Public 
Benefit 

Points 
Awarded 

Analysis 

405.1380(B)(1) Architectural 
Significance 

3 The building will include a 16-foot-high street level arcade 
that lifts the building podium and is clad with a composition 
of thin angular fins that include color treatments to artfully 
modulate and create texture to the podium. The garage is 
screened with angular fins and complimented with vertical 
landscaped areas including the podium corners of Meramec 
and Brentwood 

405.1380(B)(3) New Public 
Infrastructure 

3 The development will incorporate as much as 14’ setback 
at the corners of Forsyth & Brentwood, and Forsyth & 
Meramec which will enhance the pedestrian experience 
and include landscaped planters, and outdoor seating. 
This setback is in addition to the existing 12’ city 
sidewalks, which will be reconstructed as part of the 
development and brought up to City standards 

 

405.1380(B)(6) Protection or 
addition of 

Green 
Infrastructure 

4 The building's garden terrace will include a green roof 
system that filters stormwater runoff. The building will 
also include solariums filled with natural plants and trees 
at both corners of the podium, as well as in the center of 
the podium. 

 

405.1380(B)(7) Dedication of 
land to City 

0 Developer will widen alley at the north side of the building 
to 24 feet 

405.1380(B)(8) Below Grade 
Parking 

5 286 below grade parking spaces will eliminate the 
massing of the parking structure and provide 40 public 
parking spaces for retail visitors. The below grade parking 
structure will also provide parking spaces for the tenants 

 

405.1380(12) Public Art 5 The buildings will include public art pieces at both the 
western and eastern tower open entry areas.  Both 
development parties are committed to incorporating 
meaningful and lasting art into the ground floor areas.  
Owners of the western towner will commission an artist for 
public art/sculpture. 

405.1380(B)(13) Open space 
for public 

4 Garden terrace located on the top floor of the parking 
structure will be a truly unique amenity to the property 
and the City of Clayton. As part of its agreement with the 
City of Clayton, the Developer will open the garden 
terrace up for a minimum of 4 public events each year, 
such as the movie nights, Parties in the Park, and Fall 
Fest. The garden terrace will include a platform/stage for 
music, movies, and performances, seating areas, and a 
trellis feature. The garden terrace will be visible from the 
upper floors of all nearby buildings and will create a 
seamless "green" connection to Shaw Park. 
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405.1380(B)(15) Enhancement 
of 

Streetscape 

0 Streetscape along Forsyth, Brentwood and Meramec 
Avenues will be brought up to current standards by 
providing 3 additional Parking Pay Stations, bicycle parking 
near retail areas, updated traffic controller and pedestrian 
access controls. 

405.1380(B)(16) Any other 
public benefit 

4 Art/Ent Venue at ground level of west tower which may 
house a restaurant, bar, nightclub or theater 

405.1380(B)(16_ Any other 
public benefit 

5 Electric vehicle charging stations will be provided at each 
level of the garage. 

    
TOTAL  33 Required:  30 points 

 
 
Section 4.  The approval of the Development Plan by this Board of Aldermen is hereby 
subject to the development commitments and conditions set forth in Exhibit A, attached 
hereto.  

 
Section 5.  Implementation 
The City Manager is hereby authorized and directed to take all such actions as may be 
necessary and proper (or to cause the same to be taken) in order to implement the approval 
of the Final Development Plan authorized by this Ordinance. 

 
Section 6.  Effective Date 
This Ordinance shall be in full force and effect from and after the date of its passage and 
adoption by the Board of Alderman. 

 
Adopted this 10th day of March 2020. 
 

 
______________________________ 
Mayor        

 
 

ATTEST: 
 

 
________________________________________ 
City Clerk 
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Exhibit B (Bill No. 6783)
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Exhibit C 

 

 

 

FORSYTH POINTE 

A 

PLANNED UNIT DEVELOPMENT (PUD) 
 

 

 

 

 

 

 

REGULATIONS AND SUPPORTING MASTER PLAN GOVERNING THE FORSYTH POINTE, A PLANNED UNIT DEVELOPMENT 
PURSUANT TO THE PROVISIONS OF THE CITY OF CLAYTON LAND USE REGUATIONS. 

 

 

 

DATE REVIEWED BY PLAN COMMISSION         MARCH 2, 2020 

DATE APPROVED BY BOARD OF ALDERMEN    ______________ 

ORDINANCE NUMBER    _____________ 

AMENDMENTS AND REPEAL                                    _____________`     
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LIST OF EXHIBITS AND TABLES 

 

EXHIBIT B   PERMITTED AND ACCESSORY USES 

 

EXHIBIT C   DEVELOPMENT STANDARDS 

 

EXHIBIT D   LEGAL DESCRIPTION (AT TIME OF APPLICATION FOR PUD) 

 

EXHIBIT E   PUBLIC BENEFITS 

 

EXHIBIT F   DEVELOPMENT COMMITMENTS 

 

EXHIBIT G   PUD MASTER DEVELOPMENT PLAN 

 

EXHIBIT H   BOUNDARY SURVEY 
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EXHIBIT B 

FORSYTH POINTE PUD 

 

 

Consistency Statement: 

The property is in the Park View District as identified in the Downtown Clayton Master Plan. The vision of the Park View 
District is “high and mid-rise buildings along the eastern and northern edges of Shaw Park that capitalize on the exceptional 
views of and adjacency to the park.” The proposed development and design create an active pedestrian-oriented street 
environment along Forsyth Boulevard and Brentwood Boulevard.  

Development of the Forsyth Point Mixed Use Planned Unit Development (PUD) shall be in accordance with the contents 
of this ordinance and applicable sections of the Land Use  Code and City Master Plan in effect at the time of issuance of 
any development order, such as but not limited to, Subdivision Plat, Site Plan, Demolition Permit, Building per, to which 
such regulations related.  Where these regulations fail to provide developmental standards, then the pro vision of the 
most similar district shall apply. 

Permitted Uses Identified in the PUD Plans as Tracts A and C: 

A.  Principal Uses and structures: 

Pursuant to Section 405.3290 of the City of Clayton Land Use Code, all uses identified as Permitted Uses by right for the 
“HDC” District in effect at the time of building permit application. 

Additionally, the following Principal uses shall be allowable: 

A.  Arts and Entertainment venue at ground level of West Tower which may be comprised of a restaurant, bar, nightclub 
or theater.  

Accessory Uses Identified in the PUD Plans as Tracts A and C (East and West Tower): 

A.  Permitted Accessory Buildings or Uses: 

Any subordinate building or use customarily incidental to and located on the same lot occupied by the main building or 
use, subordinate in area, extent or purposes to the main building, limited to and contributing to the comfort, 
convenience or necessity of the occupants of the main building. 

Permitted Uses Identified in the PUD Plans as Tract B (Parking Garage). 

A. Off street Parking 

B.  Retail 

C.  Restaurant 

D.  Any accessory use customarily associated with and incidental to the Principal uses allowable in the PUD Tract B. 
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EXHIBIT C 

 

All facilities shall be constructed in accordance with the approved Site Plan, Architectural Plans, Subdivision Plat and all 
applicable State and local laws, codes and regulations applicable to this PUD.  Except where specifically noted or stated 
otherwise, the standards and specifications of the City of Clayton Zoning Regulations and Subdivisions Regulations shall 
apply to this project.  The developer, his/her successor and assigns shall be responsible for the commitments outlined in 
this document. 

 

 

 

 

Development Standards  

 

Development 
Standard Requirement 

Height  18 stories or 240 feet 

Building Setback  14’4” lobby setback on the Western façade of the tower (Tract A) and a 13’ lobby setback on 
the Eastern façade of the tower (Tract B) 

Floor Area Ratio  5.625 

Setback (rear) 0 feet 

Setback (front)  20 feet 

Setback (side) 12 feet 

Parking (automobile) 1,257 spaces 

Parking (bicycle) 14 racks  

Ground Floor Uses Commercial, Retail, Restaurant, Entertainment, Lobby 
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EXHIBIT D 

LEGAL DESCRIPTION 
FORSYTH POINT PUD (Prior to rezoning and replat) 

Address Parcels Square Footage 

8049 Forsyth Boulevard Parcels 1-7 56,952 

8027 Forsyth Boulevard Parcel 4 
 

8025 Forsyth Boulevard Parcel 3 
 

8019 Forsyth Boulevard Parcel 2 
 

8015 Forsyth Boulevard Parcel 1 
 

8001 Forsyth Boulevard Parcel 8-10 26,138 

15 N.  Meramec Avenue Parcel 11 3,640 

Alley  4,174 

TOTAL SQUARE FOOTAGE  90,904 

   

 

A lot consolidation of Lots 1, 2, 3, 4, 5 and part of Lot 6 of Block 4 of the Town (now City) of Clayton, as recorded in Plat 
Book 1, Page 7, located In US Survey 1918, Township 45 North, Range 6 East, City of Clayton, St. Louis County, Missouri, 
being more particularly described as follows: 

Beginning at a found cross located at the intersection of the east right-of-way line of Brentwood Boulevard, 90 feet wide 
with the south right-of-way line of a 20 feet wide Alley, said point also being the northwest corner a above said Lot 1, 
thence the south right-of-way line of the 20 feet wide Alley and its extension, South 83 degrees 58 minutes 43 seconds 
East, 427.78 feet to its intersection with the west right-of-way line of Meramec Avenue, said point also being the 
northeast corner of above said Lot 10 thence along the east line of said Lot 10 also  being the west right-of-way line 
above said Meramec Avenue, South 06 degrees 04 minutes 18 seconds West, 212.70 feet; to the southeast corner of 
said Lot 10, said point also being located on the north right-of-way line of Forsyth Boulevard, 80 feet wide; thence along 
said right-of-way line, North 83 degrees 58 minutes 43 seconds West, 140.00 feet the southeast corner of a 20 feet wide 
Alley; thence crossing said Alley, North 83 degrees 55 minutes 42 seconds  West,  20.00 feet the southwest corner 
thereof; thence continuing along the north right-of-way line of above said Forsyth Boulevard, North 83 degrees 58 
minutes 43 seconds West, 267.78 feet to a found cross located at the intersection of said north right-of-way line and the 
east right-of-way line of above said Brentwood Boulevard; thence along said east right-of-way line, North 06 degrees 04 
minutes 18 seconds East, 212.68 feet to the POINT OF BEGINNING. 

Containing 90,983 square feet or 2.089 acres, more or less. 
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EXHIBIT E PUBLIC BENEFITS 

A PUD must provide public benefits to the surrounding neighborhoods and to the City above and beyond what can be 
reasonably achieved by application of the zoning provisions applicable to the underlying zoning district.  The Developer 
has committed to providing the following public benefits:  

 

 

Code Section Public Benefit  Developer Comments 

405.1380(B)(1) Architectural Significance The building will include a 16-foot-high street level arcade that lifts the building 
podium and is clad with a composition of thin angular fins that include color 
treatments to artfully modulate and create texture to the podium. The garage is 
screened with angular fins and complimented with vertical landscaped areas 
including the podium corners of Meramec and Brentwood 

405.1380(B)(3) New Public Infrastructure  The development will incorporate as much as 14’ setback at the corners of 
Forsyth & Brentwood, and Forsyth & Meramec which will enhance the 
pedestrian experience and include landscaped planters, and outdoor seating. 
This setback is in addition to the existing 12’ city sidewalks, which will be 
reconstructed as part of the development and brought up to City standards  

 

405.1380(B)(6) Protection or addition of Green 
Infrastructure 

 The building's garden terrace will include a green roof system that filters 
stormwater runoff. The buildings will also include sky gardens, open air 
outdoor areas on the tower buildings and parking garage structure which will 
be filled with natural plants and trees.  

 

405.1380(B)(7) Dedication of land to City Developer will widen alley at the north side of the building to 24 feet 

405.1380(B)(8) Below Grade Parking 286 below grade parking spaces will eliminate the massing of the parking 
structure and provide 40 public parking spaces for retail visitors. The below 
grade parking structure will also provide parking spaces for the tenants  

 

405.1380(12) Public Art The buildings will include public art/sculpture at both the western and eastern 
towers, outdoors and accessible to the public at the corners or in a location 
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otherwise approved by the Public Art Advisory Commission and the Architectural 
Review Board. 

405.1380(B)(13) Open space for public  A garden terrace will be located on the top floor of the parking structure. As 
part of its agreement with the City of Clayton, the Developer will open the 
garden terrace up for a minimum of 4 public events each year, such as the 
movie nights, Parties in the Park, and Fall Fest. The garden terrace will include 
a platform/stage for music, movies, and performances, seating areas, and a 
landscaping feature. The garden terrace will be visible from the upper floors of 
all nearby buildings and will create a seamless "green" connection to Shaw 
Park.  

 

405.1380(B)(15) Enhancement of Streetscape Streetscape along Forsyth, Brentwood and Meramec Avenues will be brought up 
to current standards by providing 3 additional Parking Pay Stations, bicycle 
parking near retail areas, updated traffic controller and pedestrian access 
controls. 

405.1380(B)(16) Any other public benefit Art/Entertainment venue at ground level of west tower which may house a 
restaurant, bar, nightclub or theater 

405.1380(B) (16) Any other public benefit Electric vehicle charging stations will be provided at each level of the garage. 

 

 

 

 

 

 

 

EXHIBIT F 

DEVELOPMENT COMMITMENTS/CONDITIONS OF APPROVAL: 
FORSYTHE POINT PUD 

The development of this PUD shall be subject to and governed by the following conditions: 

 

1.  TRANSPORTATION 
 

A.  The Developer Shall compensate the City for the cost to optimize the adjacent traffic signals from initial occupancy 
until full occupancy.  The City of Clayton shall manage the signal optimization, post construction, and determine the 
frequency at which optimizations are needed. 

B.  All deliveries to the site shall occur in the designated loading zones; no deliveries will be made from the alley or the 
adjacent streets.    

C.  A minimum of 40 parking spaces for general public use shall be provided within the garage and maintained for the life 
of the project. 

D. The Public Works Department and City Boards shall determine which lane configuration should be installed as part of 
this project, or whether an Escrow Agreement should be executed to cover costs to install the configuration of the City's 
choice at a later date.  All details of the Escrow Agreement to be determined by the City of Clayton. 
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2. ENVIRONMENTAL/LANDSCAPE 

 
The development of this PUD shall be subject to and governed by the following conditions: 

1.  The location and size of the proposed Landscape Planters located in the Public right-of-way (sidewalk) are subject to 
the approval of the Public Works Department and require a right-of-way permit, prior to their installation. 

2. The proposed Landscape Planters located in the public right-of-way are intended to be an enhancement to the design 
and appearance of the project.  Their removal or relocation shall be subject to mutual agreement between the City and 
the developer or property owner, and should they be removed or replaced, an adequate substitute for property 
enhancement shall be agreed upon by the City and the developer or property owner.  All right-of way planters and 
plantings contained therein, shall be maintained in good and live condition by the developer/property owner. 

3.  All Landscape plantings located on the green walls, within the sky gardens, landscape planters and beds, and the 
garage rooftop outdoor space shall be planted with plantings that will retain year-round greenery.  Maintenance of the 
plantings shall be the responsibility of the developer or property owner. 

 

3. PLANNING/ZONING 

 
The development of this PUD shall be subject to and governed by the following conditions: 

1.  Prior to the issuance of a building permit, the Developer shall submit a subdivision plat to consolidate the existing lots 
into one parcel for development. 

2.  All signage shall comply with Chapter 425. Signage, unless a separate sign district specifically for this project is 
developed and approved by the Architectural Review Board. 

3.  Lighting facilities shall comply with applicable City codes and shall be arranged in a manner which will protect 
roadways and neighboring properties from direct glare or other interference. 

4.  MISCELLANEOUS 
 
A.  Issuance of a development permit by the City does not in any way create any rights on the part of the applicant to 
obtain a permit from a local, state or federal agency and does not create any liability on the part of the City for issuance 
of the permit if the applicants fails to obtain requisite approval or fulfill the obligations impost by a local, state or federal 
agency or undertakes actions that result in a violation of local, state  or federal law. 

B.  All other applicable local, state or federal permits must be obtained before commencement of the development. 

C.  The project shall be constructed substantially in accordance with the approved Site Plan, Architectural Plans 
approved by the Plan Commission and Architectural Review Board, Plan set dated February 24, 2020 and March 2, 2020. 

D. The approved development plan and Planned Unit Development Ordinance shall be recorded with St. Louis County and 
proof of recording submitted to the City prior to the issuance of a Building Permit. 

E.  Exhibit G, PUD Master Development Plan illustrates the proposed development and is conceptual in nature.  Proposed 
tract, lot or land use boundaries shall not be construed to be final and may be varied at any subsequent approval phase such 
as platting or site development plan application. 

F.  All necessary easements, dedications or other instruments shall be granted to insure the continued operation and 
maintenance of all service utilities and all common areas in the project. 
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EXHIBIT G 

PUD MASTER DEVELOPMENT PLAN 
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EXHIBIT H 

Boundary Survey 
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8027 Forsyth ACQ LLC, Commerce Bank, USCD,  CEDERGREEN,  Christner Architects   ARB Presentation  March 2, 2020

FORSYTH POINTE
CLAYTON ARCHITECTURAL REVIEW BOARD PRESENTATION

MARCH 2, 2020

PRESENTATION

139



8027 Forsyth ACQ LLC, Commerce Bank, USCD,  CEDERGREEN,  Christner Architects   ARB Presentation  March 2, 2020

RENDERING FROM SOUTHWEST
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8027 Forsyth ACQ LLC, Commerce Bank, USCD,  CEDERGREEN,  Christner Architects   ARB Presentation  March 2, 2020

ENLARGED PLAN

This arcade adds 14’-4” to depth of 
pedestrian zone. 

This inset corner adds a 32’x45’plaza to 
the pedestrian zone

Public Art

This arcade adds 13’-0” to depth of 
pedestrian zone. 
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8027 Forsyth ACQ LLC, Commerce Bank, USCD,  CEDERGREEN,  Christner Architects   ARB Presentation  March 2, 2020

ENLARGED SECTION AND ELEVATION

142



8027 Forsyth ACQ LLC, Commerce Bank, USCD,  CEDERGREEN,  Christner Architects   ARB Presentation  March 2, 2020

GARAGE SCREEN
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8027 Forsyth ACQ LLC, Commerce Bank, USCD,  CEDERGREEN,  Christner Architects   ARB Presentation  March 2, 2020

GARAGE SCREEN
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8027 Forsyth ACQ LLC, Commerce Bank, USCD,  CEDERGREEN,  Christner Architects   ARB Presentation  March 2, 2020

RENDERING FROM SOUTHWEST
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8027 Forsyth ACQ LLC, Commerce Bank, USCD,  CEDERGREEN,  Christner Architects   ARB Presentation  March 2, 2020

RENDERING FROM SOUTHWEST - NIGHT
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8027 Forsyth ACQ LLC, Commerce Bank, USCD,  CEDERGREEN,  Christner Architects   ARB Presentation  March 2, 2020

RENDERING FROM SOUTHEAST
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8027 Forsyth ACQ LLC, Commerce Bank, USCD,  CEDERGREEN,  Christner Architects   ARB Presentation  March 2, 2020

RENDERING FROM NORTHEAST

148



8027 Forsyth ACQ LLC, Commerce Bank, USCD,  CEDERGREEN,  Christner Architects   ARB Presentation  March 2, 2020

RENDERING FROM SOUTHWEST
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8027 Forsyth ACQ LLC, Commerce Bank, USCD,  CEDERGREEN,  Christner Architects   ARB Presentation  March 2, 2020

THANK YOU 
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Notice of this request was sent to property owners within 200 feet of the subject property. 1 

Background 

The Plan Commission/Architectural Review Board met on February 03, 2020, and February 18, 
2020. The Board decided to have the applicant return to the meeting of March 2, 2020, with the 
revised plans for this project. The Board recommended approval of the rezoning to a Planned Unit 
Development (PUD) to the Board of Alderman. The Board also approved the Site Plan Review on 
February 18, 2020 meeting.

PROJECT DESCRIPTION 

The subject site is 90,980 square feet and located on the north side of Forsyth Boulevard between 
North Brentwood Boulevard and North Meramec Avenue. The site is currently made up of multiple 
properties located at 8001, 8015, 8019, 8023, and 8027 Forsyth Boulevard and 15 North Meramec 
Avenue; these properties have a zoning designation of HDC High Density Commercial District and 
are within the Downtown Core Overlay District. The property located at 8049 Forsyth Boulevard 
has a zoning designation of Planned Unit Development. The site is currently made up of eleven 
parcels improved with two-story buildings and a surface parking lot. Adjacent land uses include a 
Special Development District with office/commercial to the west and office/ retail uses to the north, 
east and south.  

The proposed project consists of the demolition of the existing parking lot and structures. The 
applicant is seeking to rezone all eleven parcels to Planned Unit Development. The project 
involves the construction of three structures, West Tower (Tract A), Center Garage (Tract B), and 
East Tower (Tract C). There will be 990,651 gross square feet, total, between all three structures. 
The two mixed-use buildings, one being 14-stories and the other being 16-stories will provide 

Date: February 3, 2020; February 18, 2020; March 2, 2020 

Applicant: Scott Haley 

Owner: 8027 Forsyth Acquisitions, LLC & Commerce Bank 

Project Address: 8001 - 8049 Forsyth Boulevard & 15 North Meramec Avenue 

Item Type: Architectural Review/Request for Action 

Project Type: Mixed-Use Development Office/Retail 

Staff: Scott Dedert, City Planner 

Summary: Review of the design and materials associated with a new mixed-use 
development. 

REQUEST FOR  
ARCHITECTURAL REVIEW BOARD & 
PLAN COMMISSION CONSIDERATION 

STAFF REPORT
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Notice of this request was sent to property owners within 200 feet of the subject property.   2 

493,743 square feet of office space, 18,055 square feet of retail space, and 478,853 square feet of 
structured parking providing 1,257 parking spaces for use by the tenants and the public. On the top 
level of the parking structure, a roof top terrace garden is proposed. Ground floor retail fronting 
Brentwood Boulevard, Forsyth Avenue, and North Meramec Avenue is proposed. The proposed 
buildings will be constructed of curtainwall systems, which incorporates different uses of glass 
panels made of different tint colors. Access to the parking structure is proposed from mid-block on 
Forsyth Boulevard, and the east-west alley located between Brentwood Boulevard and North 
Meramec Avenue. 
 
CRITERIA FOR REVIEW  
 
Per Section 410.190, the following guidelines shall be applied by the Architectural Review Board 
for development proposals located in the HDC Zoning District and the Downton Core Overlay 
include additional architectural review guidelines:  
 
1) Party wall development should be encouraged to ensure a continuous building facade. 

>> The proposed development will maintain a consistent street wall along Forsyth 
Boulevard. The proposed buildings will be built to the side property lines at the 
elevation of 30 feet West Tower (Tract A) and 60 feet on the East Tower (Tract C). 
However, on the ground floor at the corners the tower buildings, the buildings will be 
setback approximately 14 feet to create a plaza. The block face will be a continuous 
façade and broken up by evenly spaced silver columns. On February 18, 2020, the 
applicant added seating, a water feature, and an art piece to each of the prominent 
corners of the project.  

 
2) Building skylines should provide interest through introduction of compatible shapes and roof 

forms.  Long uninterrupted rooflines and cornices should be avoided 
>> The three structures will be visible from considerable distances. The proposed 

building materials and design will differentiate it from other high-rises in the skyline. 
The terrace garden, the solariums, and louvered aluminum screen shielding the 
garage will create an interest point at the skyline level.  The developer previously 
proposed a solarium in the West Tower (Tract A) which would have overhung the 
property line by 7 feet 5 inches and was 30 feet in height. The location of the 
solarium was revised, and it now meets the property line. The East Tower (Tract C) 
solarium, facing Meramec Avenue, is on the property line. At approximately 60 feet 
in height from the sidewalk, the previous design of the East Tower would have 
overhung the property line by 7 feet.  The tower was revised and moved back, to 
meet the property line. Both solarium spaces will no longer be used for plants; the 
spaces will now be used for internal, illuminated art.   

 
3) Façade relief should be incorporated into all building elevations.  Long uninterrupted 

elevations should be avoided. 
>>  Above the screened parking garage or Tract B will be two stories of the terrace   

   gardens that will have precast planters to differentiate the two towers.  
  

4) Window openings should be incorporated into all building elevations.  Blank walls, long 
horizontal openings, odd shapes and glass walls should be avoided. 

>> All façades feature window openings and relief elements, creating interesting 
elevations that are compatible with the building scale and surrounding 
development. 
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i. The front façade along Forsyth Boulevard features a modern design with 
straight building lines that are reflective of the building across the street. 
From the west elevation to the east elevation on the ground floor to 30 feet 
in height, the building material will be brick, curtainwalls with glass panels, 
and ALPOLIC silver columns. As of February 18, 2020, the applicant 
proposes to change out the brick façade and replace it with a blue tinted 
glazed tile. The garage screening design was modified to be four colors 
instead of two. The applicant also proposes a rooftop terrace garden, which 
will be inset on each tower with a glass panel but will be open on the top. 
On February 18, 2020, the applicant lowered the west loggia to match the 
south face loggia in the West Tower (Tract A). In the East Tower (Tract C), 
the south loggia was lowered to match the west loggia and the precast 
planters were removed on the west. The next six stories will be curtainwalls 
glass panels with ALPOLIC silver channels under the panels. The last two 
stories will be inset like the rooftop terrace surrounded by precast planters 
and will be curtainwall glass panels with use of the ALPOLIC silver columns. 
On February 18, 2020, the applicant also revised the East Tower (Tract C) 
and moved the roof line to the property line and removed the precast 
planters and added a roof terrace. The tower roof will be screened by 
aluminum. 

ii. The modern design and colors of the front façade wrap the corner for each 
tower on both Brentwood Boulevard and North Meramec Avenue. The 
curtainwall panel system and the solarium will be reflective for each tower. 
The spaces for the solariums will be art corners for commissioned art 
pieces. On the West Tower (Tract A) starting on the 5th story, will be sky-
gardens. The material will be precast planters upfront, the curtainwall glass 
panels will be inset, and will carry the load of the ALPOLIC silver columns. 
Meanwhile, the East Tower (Tract C), had a similar designed with the sky-
gardens; however, on February 18, 2020, the applicant removed the 
balconies and replaced the precast planter for glass and created a corner 
view window for every floor eight stories high. 

iii. The rear façade will be blue glazed tiles and ALPOLIC silver columns. 
There are also security doors proposed for each tower to screen the trash 
and loading docks. 

 
5) Street level (ground floor) elevation facing the street should be storefront architecture with 

large show windows interrupted at regular intervals with building piers and generous 
entrances.  Blank walls, long uninterrupted show windows, odd-shaped and small show 
windows should be avoided. 

>> Pedestrian-scale ground floor architecture with curtainwalls comprised of ALPOLIC 
glass panels is proposed along Forsyth Boulevard. The curtainwall system is 
broken up by the use of ALPOLIC silver columns evenly spaced for ground floor 
lobbies and retail spaces.  

>>  On the ground floor of each tower, approximately 12 to 14 feet from the property 
line, an Arcade or a plaza will create an improved pedestrian experience with the 
use of plaza planters and outdoor seating in that area. On February 18, 2020, the 
applicant added precast planters with wood seating, a water feature, and an art 
piece to each corner of the project. 

>> The Downtown Clayton Master Plan and the Park View District vision is “high and 
mid-rise buildings along the eastern and northern edges of Shaw Park that 
capitalize on the exceptional views of and adjacency to the park.” The developer is 
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trying to create an active pedestrian street environment along Forsyth Boulevard. 
The proposed development is enlarging the streetscape, setting the buildings back, 
increasing the space for outdoor dining, and bringing the greenery in and out of the 
proposed three structures to reflect Shaw Park. 

 
6) Parking structures visible from the street should be avoided. The upper story should be of 

design material and color compatible with the urban setting. 
>> Tract B is the proposed seven story parking garage. The grade elevation changes 

from Brentwood Boulevard to North Meramec Avenue +/- 20 feet. As a result, two 
stories are below grade, and five stories are above grade. There will be 286 parking 
spaces below grade, and most will be surrounded by retail storefronts which will 
make them hidden from the street. The five stories above grade will be screened by 
four-toned aluminum louvers. The applicant now proposes four colors instead of the 
previously proposed two. The garage design will be open air. The parking garage 
will be accessed from the alley and mid-block on Forsyth Boulevard. There will be 
40 parking spaces reserved for public parking. Additional spaces will be available 
on a first-come first serve basis. The public will pay at pay stations throughout the 
building. The developer will have signage on Forsyth and at the alleys that directs 
public to the parking areas, and additional signage for pedestrian egress points. 

 
VISUAL IMPACT 
 
The project as proposed is in conformance with the Architectural Review Guidelines of the 
Downtown Core Overlay District and meets the provisions of the land use policies contained in the 
Downtown Clayton Master Plan. Furthermore, the proposed development will meet Section 
410.155 Planned Unit Development by incorporating the use of office, retail, and public parking. 
The building materials of the surrounding developments include brick, stucco, and glazing. Staff is 
of the opinion that the proposed building materials including curtainwall system panels, blue glazed 
tiles, precast planters, and ALPOLIC silver columns are compatible with the surrounding character. 
The proposed building and materials are urban in character and will contribute to a pedestrian-
friendly environment. Staff is of the opinion that the development is compatible in terms of mass, 
height, and design with existing nearby structures. 
 
STAFF RECOMMENDATION 

 
To approve as submitted. 
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BACKGROUND 
 
This request is for a public hearing to solicit input regarding the rezoning and Planned Unit 
Development for a proposed mixed-use development. The rezoning and Planned Unit 
Development are being considered together in this report. This project will also require approval by 
the Plan Commission (Site Plan), Architectural Review Board (Architectural Plans) and approval of 
a subdivision plat by the Board of Aldermen. The purpose of the planned unit development 
process is to foster appropriate use of existing buildings and enable compatible redevelopment 
which provides public benefits as identified in Section 405.1380 and achieves the objectives 
outlined in Section 405.1360. A PUD must provide public benefits to the surrounding 
neighborhoods and to the City above and beyond what can be reasonably achieved by 
application of the zoning provisions applicable to the underlying zoning district.  
 
EXISTING CONDITIONS AND ZONING 
 
The 90,904 square foot site is located on the north side of Forsyth Boulevard between North 
Brentwood Boulevard and North Meramec Avenue (site outlined in red, below). The properties 
shown in light purple, have a zoning designation of HDC High Density Commercial District and are 
within the Downtown Core Overlay District (DTO). The property located at 8049 Forsyth Boulevard 
(light blue) has a zoning designation of Planned Unit Development. The entire site is currently 
made up of multiple parcels, and a portion of the north/south alley which will be vacated, and are 
currently improved with multiple, two-story buildings and a surface parking lot. The property will be 
rezoned from PUD and HDC, to PUD. 
 
 

Date:  February 3, 2020; February 18, 2020 

Applicant:  Scott Haley  

Owner: 8027 Forsyth Acquisitions, LLC & Commerce Bank 

Project Address:  8015 - 8049 Forsyth Boulevard 

Item Type:  Rezoning - Planned Unit Development (PUD) 

Project Type:  Mixed-Use Development Office/Retail 

Staff:  Susan M. Istenes 
Director of Planning and Development 

Summary:  Review of a rezoning application to Planned Unit Development 
(PUD) to allow the construction of a new mixed-use development. 

REQUEST FOR  
ARCHITECTURAL REVIEW BOARD & 
PLAN COMMISSION CONSIDERATION 
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PROJECT DESCRIPTION 
 
The new project consists of the demolition of the existing parking lot and structures and the 
construction of two mixed use commercial/office towers and a parking garage.  The west tower 
(Tract A) will have approximately 11,484 square feet of ground floor retail space and 226,152 
square feet of office space and is proposed to be 14-stories in height.  The east tower (Tract C) will 
have approximately 6,571 square feet of ground floor retail space and 267,591 square feet of office 
space and is proposed to be 16 stories in height.  Structured parking will be developed on Tract B, 
providing 1,257 parking spaces including 40 spaces available for public parking. Approximately 2 
levels of the structured parking will be underground on the east side of the project for a total of 7 
stories in height.  On the top of the parking structure, a roof top terrace garden is proposed. Access 
to the parking structure on site is proposed from the existing east-west alley off Brentwood 
Boulevard. 
 
The proposed development will be urban in character and will maintain a consistent street wall 
along the street frontage for an extensive distance. City standard streetscape will be installed along 
the project limits. Vehicular access to the site is provided from the east/west alley between 
Brentwood Boulevard and Meramec Avenue, and Forsyth Boulevard. 
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This project seeks relief from certain development standards that are set forth in the current zoning 
district (HDC and PUD) and other requirements of the Downtown Core Overlay (DTO) District.  The 
current required development standards and the proposed modifications to those standards are 
identified in the table below.  The number of requested modifications to the development standards 
that are required by the design of the project drive the amount of public benefits the developer is 
required to provide in terms of a point scale that is set forth in Section 405.1380 of the Zoning 
Regulations.  
 
Requested Code Alternatives requiring a Waiver 
 
Development 
Standard Requirement Proposed Waiver 

Required 
Height (PUD) 22 stories or 253.8 feet 18 stories or 240 feet  No 
Height (DTO) 7 stories or 90 feet (maximum) 18 stories or 240 feet Yes 

Building Setback 
(PUD) 5 feet at second story 

14’4” lobby setback on 
the Western façade. The 
design includes a 13’ 
lobby setback on the 
Eastern façade  

No 

Building Setback 
(DTO) 

15 feet at 3rd story or 30 feet 
above grade, along elevations 
with street frontage, excluding 
alleys where height is exceeded 
through PUD 

 
Building setbacks are 
shown on the Conceptual 
PUD plan. A waiver will 
be required for building 
setbacks above 3rd story, 
as building line extends 
to property line above 2nd 
floor.  

Yes 

Floor Area Ratio 
(FAR PUD) 12.67 5.625  No 

157



Notice of this request was sent to property owners within 200 feet of the subject property.   4 

Floor Area Ratio 
(FAR DTO) 3 (maximum) 5.625 Yes 

Setback (rear PUD) 0 0 No 
Setback (rear DTO) 15 feet (minimum) 0 Yes 
Setback (front 
PUD) 0 20 Feet No 

Setback (front 
DTO) none 20 Feet No 

Setback (side) none 12 Feet No 
Ground Floor Uses 
(DTO) Retail, personal care, or similar Retail, Bank lobby No 

Ground Floor Uses 
(PUD) Retail Retail, office lobby No 

Parking 
(automobile) Retail discrepancy   1,257 spaces No 

Parking (bicycle) 12 racks (minimum) Minimum of 14 No 

DTO = Downtown Overlay District 
PUD = Planned Unit Development 

All Planned Unit Developments shall provide at least one (1) public benefit or combination of public 
benefits that total at least ten (10) points beyond those additional points required for any desired 
code alternatives, even if no code alternative is requested.  After the minimum ten (10) points are 
achieved, for each code alternative requested thereafter, the developer shall provide a public 
benefit or combination of public benefits totaling at least five (5) points.  For multiple requests for 
the same alternative (i.e. side yard setback alternatives on two sides) only one (1) public benefit 
totaling give (5) points is required.  The total amount of points required to be achieved as a result of 
providing public benefits in this case is 30. (See chart below). 

NUMBER OF POINTS REQUIRED  
Development 
Standard 

Requirement Proposed  Waiver 
Required 

Points Notes 

REQUIRED     10  

Height (DTO) 10 Feet 7 Feet Yes 5  

Building 
Setback (DTO) 

15 feet at 3rd story or 
30 feet above grade 

Building line extends 
to property line above 
second floor 

Yes 5  

FAR (DTO)  Maximum of 3 5.625 Yes 5  

Setback 
(REAR) 
(DTO) 

15 0 Yes 5  

TOTAL    30  

 
A PUD must provide public benefits to the surrounding neighborhoods and to the City above 
and beyond what can be reasonably achieved by application of the zoning provisions applicable 
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to the underlying zoning district. The Board of Aldermen may approve alternatives to the zoning 
regulations, subdivision regulations or design standards applicable to the property proposed to 
be rezoned to a planned unit development, in exchange for developer provided public benefits, 
as authorized in Section 405.1380. Section 405.1380(B)(1-15), characterizes those public 
benefits that are considered appropriate examples of benefits and Table 405.1390.1 assigns 
each listed benefit a maximum point value. All planned unit developments shall provide at least 
one (1) public benefit or combination of public benefits that total at least ten (10) points beyond 
those additional points required for any desired code alternatives, even if no code alternative is 
requested. Public benefits are not limited to those outlined in Section 405.1380(B)(1 — 15), and 
a developer may propose different public benefits in their application for PUD rezoning per 
405.1380(B)(16). For this project a minimum of 30 points must be obtained. 
 
Point Table proposed by Developer per requested deviations: 
 

Code Section Public Benefit  Requested 
Points 

Staff Points Developer Comments 

405.1380(B)(1) Architectural Significance 4 3 The building will include a 16-foot-high 
street level arcade that lifts the building 
podium and is clad with a composition 
of thin angular fins that include color 
treatments to artfully modulate and 
create texture to the podium. The 
garage is screened with angular fins and 
complimented with vertical landscaped 
areas including the podium corners of 
Meramec and Brentwood 

405.1380(B)(3) New Public Infrastructure 4 0  The development will incorporate as 
much as 14’ setback at the corners of 
Forsyth & Brentwood, and Forsyth & 
Meramec which will enhance the 
pedestrian experience and include 
landscaped planters, and outdoor 
seating. This setback is in addition to 
the existing 12’ city sidewalks, which 
will be reconstructed as part of the 
development and brought up to City 
standards  

 

405.1380(B)(6) Protection or addition of 
Green Infrastructure 

5 4  The building's garden terrace will 
include a green roof system that 
filters stormwater runoff. The 
building will also include solariums 
filled with natural plants and trees at 
both corners of the podium, as well 
as in the center of the podium.  

 

405.1380(B)(7) Dedication of land to City 3 0 Developer will widen alley at the north 
side of the building to 24 feet 

405.1380(B)(8) Below Grade Parking 10 5 286 below grade parking spaces will 
eliminate the massing of the parking 
structure and provide 40 public 
parking spaces for retail visitors. The 
below grade parking structure will 
also provide parking spaces for the 
tenants  

 

405.1380(12) Public Art 5 0 The buildings will include public art 
pieces at both the western and eastern 
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tower open entry areas.  Both 
development parties are committed to 
incorporating meaningful and lasting art 
into the ground floor areas.  Owners of 
the western towner will commission an 
artist for public art/sculpture. 

405.1380(B)(13) Open space for public 5 4  
 Garden terrace located on the top 
floor of the parking structure will be 
a truly unique amenity to the 
property and the City of Clayton. As 
part of its agreement with the City of 
Clayton, the Developer will open the 
garden terrace up for a minimum of 
4 public events each year, such as the 
movie nights, Parties in the Park, and 
Fall Fest. The garden terrace will 
include a platform/stage for music, 
movies, and performances, seating 
areas, and a trellis feature. The 
garden terrace will be visible from 
the upper floors of all nearby 
buildings and will create a seamless 
"green" connection to Shaw Park.  

 

405.1380(B)(15) Enhancement of 
Streetscape 

5 0 Streetscape along Forsyth, Brentwood 
and Meramec Avenues will be brought 
up to current standards by providing 3 
additional Parking Pay Stations, bicycle 
parking near retail areas, updated traffic 
controller and pedestrian access 
controls. 

405.1380(B)(16) Any other public benefit 5 4 Art/Ent Venue at ground level of west 
tower which may house a restaurant, 
bar, nightclub or theater 

405.1380(B)(16_ Any other public benefit 5 5 Electric vehicle charging stations will be 
provided at each level of the garage. 

     
TOTAL  51 25 Required:  30 points 
 
Point analysis: 
 

1) 405.1380(B)(1) Architectural Significance: Constructing buildings exhibiting 
Architectural distinction and significance that would make the development unique. 
 

Applicants response: The building will include a 16-foot-high street level arcade 
that lifts the building podium and is clad with a composition of thin angular fins 
that include color treatments to artfully modulate and create texture to the 
podium. The garage is screened with angular fins and complimented with vertical 
landscaped areas including the podium corners of Meramec and Brentwood. 

 
Staff Analysis:  The architecture of the buildings provides some unique features 
such as the solariums at each building’s corners, and the arcades and the 
landscaped areas on the building frontages.  The building design is respectful of 
the views of and adjacency to Shaw Park, as set forth in the Park View District of 
the Downtown Master Plan.  While the tower buildings provide some areas of 
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distinction, the overall design is representative of typical podium style buildings 
with a monolithic, horizontal form that is not articulated in any manner. The 
appearance is also greatly influenced by the lengthy extent of the open-air 
parking garage façade on Forsyth Avenue. 

 
2) 405.1380(3) Provision of new or enhanced public infrastructure: greater than the 

minimum code requirements or as required as a result of a traffic, parking or similar 
study, and including, but not limited to, the establishment of onsite common areas 
(exclusive of yards as defined herein), streets, curbs, sidewalks, sanitary sewers, 
stormwater sewers, landscape buffers, lighting and public parking. 
 

Applicants response: The development will incorporate as much as 14-foot 
setback at the corners of Forsyth and Brentwood, and Forsyth and Meramec 
which will enhance the pedestrian experience and include landscaped planters, 
and outdoor seating. This setback is in addition to the existing 12-foot-wide City 
sidewalks, which will be reconstructed as part of the development and brought up 
to City standards 
 
Staff Analysis:  The proposed arcade design provides an enhanced, sheltered 
walkway for pedestrians. The proposed street furniture and planter boxes 
enhances the street side public space.  Points cannot be awarded for bringing 
sidewalks and streetscape up to City required standards. 
 
 

3) 405.1380(B)(6) Protection and addition of green infrastructure. Projects which 
provide and protect green infrastructure such as planned and managed networks of 
open spaces (including parks) and features that use natural means such as vegetation 
to capture, store and infiltrate stormwater runoff (including bioswales, green roofs, and 
rain gardens).  

 
Applicant’s response: The building's garden terrace will include a green roof 
system that filters stormwater runoff. The building will also include solariums filled 
with natural plants and trees at both corners of the podium, as well as in the 
center of the podium. 

 
Staff Analysis: It’s unclear at this time how the rooftop water management system 
will function, however, the rooftop garden is consistent with natural means to 
capture, store and infiltrate stormwater. 

 
4) 405.1380(B)(7) Dedication of land to the City for purposes of widening or improving the 

adjoining right-of-way.  
 

Applicant’s response:  Developer will widen alley at the north side of the 
building to 24 feet. 
 
Staff Analysis: Points cannot be received for City requirements such as planting 
city street scape or widening an alley, per 405.1380.B.3. The developer notes 
that they had purchased the parking lot from the City including the 4 feet along 
the east/west alley that they will be required to dedicate to the City for alley 
widening.  For that reason, they have requested points for the dedication. 
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However, for this project, the City is also vacating a portion of the east/west alley 
and a building will be constructed over what will be a former alley. Typically, 
when alleys are vacated the property formerly comprised of the alley is split down 
the middle and given to the adjoining property owner’s (assuming there is more 
than one). The area of dedication via widening equals 1,070 square feet.  The 
area of vacation equals 4,400 square feet. Therefore, staff believes points are 
not warranted.  Additionally, widening the alley to 24 feet is a city minimum 
standard that is required of all developments in similar situations, therefore, no 
points can be awarded.  
 
 

5) 405.1380(B)(8) Below Grade Parking. Inclusion of a below grade parking facility with 
spaces specifically available and designated for public parking and located underneath 
the proposed development.  
 

Applicant’s response: 286 below grade parking spaces will eliminate the 
massing of the parking structure and provide 40 public parking spaces for retail 
visitors. The below grade parking structure will also provide parking spaces for 
the tenants. Including below grade parking will eliminate the massing of the 
parking structure and will provide parking spaces for the tenants of the East and 
West Tower. 
 
Staff Analysis: The parking structure is primarily located above grade and its 
location is contradictory to the Downtown Overlay District which directs parking 
towards the center of the site as opposed to street frontages. 286 spaces of the 
proposed 1,257 is approximately 23 percent of the total number of spaces that 
will be located below grade (per the developer) which equates to less than two 
stories below grade. The proposed garage does provide 40 spaces for public 
parking. 

 
6) 405.1380(B)(12) Public Art. A significant form of public art in any media that has been 

planned and executed with the intention of being staged on private property, outside, 
which is accessible to the public. 

 
Applicant’s response:  The buildings will include public art pieces at both the 
western and eastern tower open entry areas.  Both development parties are 
committed to incorporating meaningful and lasting art into the ground floor areas.  
Owners of the western tower will commission an artist for public art/sculpture. 
 
Staff response:  The intent of the code is for Art to be externally located and 
available to the public.  Not enough information has been provided by the 
applicant to consider point values.  Points may be possible if the design and 
location is indoors but is visible and accessible to the public from the street and 
sidewalk.  Applicant has revised the first submittal which now indicates that the 
owners of the western tower will commission an artist for public art/sculpture.  
More detailed information will be necessary in order to accurately assess points. 
 
 

162



Notice of this request was sent to property owners within 200 feet of the subject property.   9 

7) 405.1380(B)(13) Garden terrace. An appropriate amount of open space is provided and 
available for active or passive use by the public such as courtyards, grassed areas, 
patios, landscaped spaces.  
 

Applicant’s response: A garden terrace located on the top floor of the parking 
structure will be a truly unique amenity to the property and the City of Clayton. As 
part of its agreement with the City of Clayton, the Developer will open the garden 
terrace up for a minimum of 4 public events each year, such as the movie nights, 
Parties in the Park, and Fall Fest. The garden terrace will include a 
platform/stage for music, movies, and performances, seating areas, and a trellis 
feature. The garden terrace will be visible from the upper floors of all nearby 
buildings and will create a seamless "green" connection to Shaw Park. 
 
Staff Analysis: The garden terrace has limited access to the public and is 
elevated from the street, therefore access to the terrace, use of the terrace and 
views of the terrace are for the most part, private. However, it is a positive 
amenity from the standpoint of preserving green and open areas and to break up 
the typical concrete massing of the top of a parking garage. 
 

 
8) 405.1380(B) (16) Any other public benefit which is determined by the Board of Aldermen 

to meet the purpose and objectives set forth in Section 405.1360.  
 

Applicant’s response: An Arts and Entertainment venue is planned for at 
ground level of the West Tower which may house a restaurant, bar, nightclub, or 
theater. 

 
Staff Analysis:  Full points awarded.  

 
 
CRITERIA FOR APPROVAL 
 
The approval criteria are set forth in Section 405.1410 and are designed to achieve the objectives 
as set forth in Section 405.1360 of the Zoning Code. The Plan Commission may recommend, and 
the Board of Aldermen may adopt modifications to the requirements contained in Chapter 405.010 
et. seq. titled Zoning Regulations as amended and Chapter 415.010 et. seq. titled Subdivision 
Regulations as amended, as part of its consideration and approval of a planned unit 
development.to the Board of Aldermen approval, approval with conditions or denial of the 
development plan. In considering and acting upon development plans, landscape plans and other 
applicable plans, the Plan Commission shall take the following objectives into consideration 
through the planned unit development process: 
 
Downtown Master Plan 
 

1) The proposed development is in harmony with general purposes and intent of Chapter 
405 of the Municipal Code and is compatible with and implements the planning goals 
and objectives of the City as set forth in the City’s Master Plans; 

>>  The site is in the Park View District, as identified in the Downtown Master Plan. 
The vision for the Park View District is to “create a neighborhood along the park that 
takes advantage of the valuable views of Shaw Park and transforms the urban edge 
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of the park into an active street life environment with sports, culture and 
entertainment venues.”  
>>  The proposed development will be urban in character and will maintain a 
consistent street wall along the street frontage. The proposed uses and design will 
increase pedestrian activity levels and activate the corners of Brentwood Boulevard 
and Meramec Boulevard with new retail establishments. Staff is of the opinion that 
the proposed development is consistent with the Downtown Master Plan. 

 
Open Space and Landscaping 
 

2) The quality and quantity of public and common open space and landscaping provided are 
consistent with higher standards of design and amenities expected of a PUD.  Common 
spaces are adequate in size and design to accommodate public use: 

>>  Criteria met.  The proposed landscape enhancements to the street scape, the 
building and the roof top garden coupled with the arcade design of the building 
along the street frontages will provide amenities to both pedestrians, occupants of 
the building and the general public, to a certain extent. 

 
External Circulation 
 

3) Streets, sidewalks, pedestrian ways, bike paths, off-street parking and loading as 
appropriate to the planned land uses are provided and meet the City of Clayton standards.  
They will not unduly interfere with the safety and capacity of adjacent streets, or other 
means of access to the site. 

>>  Criterial met.  The proposed parking, streets, access points and loading zones 
are appropriate to the type and extent of development proposed. 

 
Internal Circulation 

 
4) The internal circulation system of the proposed development encourages safe movement 

for vehicles and pedestrians and provides public access to green areas and open space 
preserved on site which are designated for public use. 

>>  Criterial met. The internal circulations systems provide for safe movements of 
pedestrians and vehicles.  Public access to green areas is limited to those 
landscape enhancements that are planned for the streetscape and to a limited 
extent, the proposed solariums inside the buildings. 
 

Design 
 

5) The PUD represents a more creative approach to the unified planning of development and 
incorporates a higher standard of integrated design and amenity than could be achieved 
under otherwise applicable zoning district and subdivision regulations. 

>>  Criteria met.  The proposed project is compatible with surrounding 
developments in terms of intensity of land use and makes more efficient use of land 
than the existing low rise, two story office uses. The project represents a 
redevelopment of ½ of an existing City block which allows for integrated design as 
opposed to redevelopment of individual lots with separate buildings. 

 
Utilities 
 

6) Existing or proposed utility services are adequate for the proposed development. 
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>>  Criterial met.  Adequate utility services are available for the proposed 
development. 

 
Buffering 
 

7) Appropriate buffering is provided to protect adjacent land uses from light, noise and visual  
impacts. 

>>  Criteria met.  Surrounding land uses are similar in nature and scale.  The 
closest residential property is one block to the north and across Maryland Avenue.  
There is an existing office building which provides a buffer between the proposed 
project and the residential property to the north. 

 
Natural Features 
 

8) The design of the project is as consistent as practical with the preservation of natural 
features of the site such as stands of mature trees, steep slopes, natural drainage ways, or 
other area of sensitive or valuable environmental character. The topography of the property 
is preserved to the greatest extent possible. 

>>  The topography of the property is preserved to the greatest extent possible.  
There are no other existing natural features of the site. 

 
Site Layout and Land Use 
 

9) The proposed site layout and uses are compatible with the neighborhood surrounding the 
proposed development and the City as a whole. 

>>  The proposed layout of the site and the land uses overall, are compatible with 
the neighborhood and the proposed development and the City as a whole. Adjacent 
land uses include a Special Development District with office/commercial to the west 
and office/retail uses to the north, east and south. 

 
Compliance with all other applicable codes and ordinances. 
 

The proposed development complies with all other codes and ordinances. 
 
Architectural Preservation 
 

10) The proposed development preserves buildings which are architecturally or historically 
significant or contribute to the character of the City. 

>>  The existing site is developed with a surface parking lot and a few smaller 
buildings that are not historically significant or contribute to the character of the 
City. 

 
Points 
 

11) The proposed development provides the required number of points to the extent outlined in 
Section 405.1380. 

>>  See analysis above.  As of the writing of this report, the developer has not 
achieved the minimum amount of points required by Code. 

 
Public Welfare 
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12) The PUD will not be detrimental to the public health, safety or general welfare. 
>>   Provided the development is built in accordance with the zoning ordinance, this 
PUD ordinance, the approved site plan and all applicable building and safety codes, 
the PUD should not be detrimental to the public health, safety or general welfare. 

 
ZONING AND MASTER PLAN  
 
Portions of the property have a zoning designation of Downtown Core Overlay with a base zoning of 
High-Density Commercial District and Planned Unit Development (PUD). The Downton Core Overlay 
seeks to maintain a retail center development pattern and foster a pedestrian friendly environment. 
The remainder of the property has a PUD zoning designation.  Rezoning to a mixed use planned 
unit development district is allowed only in areas where the existing zoning designation is non-
residential, the proposed building(s) totals fifty thousand (50,000) gross square feet or more, and 
are located in overlay districts requiring planned unit development designation. 
 
Mixed use planned unit developments are appropriate when the project incorporates at least two 
(2) of the following four (4) categories of use and the existing zoning allows for mixed use 
development. 
 
The first floor of any mixed-use building shall be dedicated to commercial land uses with public 
entrances to these uses that front along a major street; non-residential uses are also allowed on 
other floors of a mixed-use building. 
 

1) Office use; 
2) Commercial land uses such as, retail, restaurant, entertainment venues, etc.; 
3) Residential use; 
4) Hotel; 
5) Hotel and public restaurant (shall qualify as a mixed-use project and the gross square 

foot limitation per 405.1370 (E) shall not apply). 
 
CONCLUSION 
 
The proposed development will activate the corners of Forsyth Boulevard and Brentwood 
Boulevard and Forsyth Boulevard and Meramec avenue.  It will connect to the existing restaurant 
node at the corner of Brentwood Boulevard and Maryland Avenue and the office node to the south 
and retail node to the east. The addition of street-level retail and office space fulfills goals of the 
Downtown Master Plan and will capitalize on views of Shaw Park and the recently completed 
Chapman Plaza. Staff is of the opinion that the development is consistent with the current zoning 
code requirements for Planned Unit Developments and meets the provisions of the land use 
policies contained in the Downtown Clayton Master Plan. Staff is of the opinion that the proposed 
use will be compatible with surrounding uses.   
 
STAFF RECOMMENDATION 
 
To recommend approval of the rezoning and Planned Unit Development to the Board of Aldermen 
with the following conditions: 
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DEVELOPMENT COMMITMENTS 
FORSYTH POINT PUD 

DRAFT 
 

A. TRANSPORTATION 
 
The development of this PUD shall be subject to and governed by the following conditions: 

1) The Developer Shall compensate the City for the cost to optimize the adjacent traffic 
signals from initial occupancy until full occupancy.  The City of Clayton shall manage the 
signal optimization, post construction, and determine the frequency at which 
optimizations are needed. 

2) All deliveries to the site shall occur in the designated loading zones; no deliveries will be 
made from the alley or the adjacent streets.    

3) A minimum of 40 parking spaces for general public use shall be provided within the 
garage and maintained for the life of the project. 
 
 

B. ENVIRONMENTAL/LANDSCAPE 
 
The development of this PUD shall be subject to and governed by the following conditions: 

1) The location and size of the proposed Landscape Planters located in the Public right-of-
way (sidewalk) are subject to the approval of the Public Works Department and require a 
right-of-way permit, prior to their installation. 

2) The proposed Landscape Planters located in the public right-of-way are intended to be 
an enhancement to the design and appearance of the project.  Their removal or 
relocation shall be subject to mutual agreement between the City and the developer or 
property owner, and should they be removed or replaced, an adequate substitute for 
property enhancement shall be agreed upon by the City and the developer or property 
owner.  All right-of way planters and plantings contained therein, shall be maintained in 
good and live condition by the developer/property owner. 

3) All Landscape plantings located on the green walls, within the sky gardens, landscape 
planters and the garage rooftop outdoor space shall be planted with plantings that will 
retain year-round greenery.  Maintenance of the plantings shall be the responsibility of 
the developer or property owner. 

 
C. PLANNING/ZONING 
 
The development of this PUD shall be subject to and governed by the following conditions: To 
be added when applicant submits revision. 
 
D.  MISCELLANEOUS 
 
The development of this PUD shall be subject to and governed by the following conditions: 

1) Issuance of a development permit by the City does not in any way create any rights on 
the part of the applicant to obtain a permit from a local, state or federal agency and does 
not create any liability on the part of the City for issuance of the permit if the applicants 
fails to obtain requisite approval or fulfill the obligations impost by a local, state or federal 
agency or undertakes actions that result in a violation of local, state  or federal law. 
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2) All other applicable local, state or federal permits must be obtained before 
commencement of the development. 

3) The project shall be constructed substantially in accordance with the approved Site Plan, 
Architectural Plans, Subdivision Plat. 

4) The approved development plan and Planned Unit Development Ordinance shall be 
recorded with St. Louis County and proof of recording submitted to the City prior to the 
issuance of a Building Permit. 

5) Exhibit F, PUD Master Development Plan illustrates the proposed development and is 
conceptual in nature.  Proposed tract, lot or land use boundaries shall not be construed to 
be final and may be varied at any subsequent approval phase such as platting or site 
development plan application. 

6) All necessary easements, dedications or other instruments shall be granted to insure the 
continued operation and maintenance of all service utilities and all common areas in the 
project. 
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Update 

At the Plan Commission/Architectural Review Board meeting of February 03, 2020, the board 
decided to have the applicant return to the next meeting of February 18, 2020 with revised plans 
for this project. The board focused the attention on the Planned Unit Development (PUD) portion of 
the application because of the newly enacted ordinance. During the meeting, the board had 
discussions with the developer and the architect. Those discussions included: the design and use 
of the solariums, setbacks, parking garage and spaces, and traffic. 

PROJECT DESCRIPTION 

The subject site is 90,980 square feet and located on the north side of Forsyth Boulevard between 
North Brentwood Boulevard and North Meramec Avenue. The site is currently made up of multiple 
properties located at 8001, 8015, 8019, 8023, and 8027 Forsyth Boulevard and 15 North Meramec 
Avenue; these properties have a zoning designation of HDC High Density Commercial District and 
are within the Downtown Core Overlay District. The property located at 8049 Forsyth Boulevard 
has a zoning designation of Planned Unit Development. The site is currently made up of eleven 
parcels improved with two-story buildings and a surface parking lot. Adjacent land uses include a 
Special Development District with office/commercial to the west and office/ retail uses to the north, 
east and south.  

The proposed project consists of the demolition of the existing parking lot and structures. The 
applicant is seeking to rezone all eleven parcels to Planned Unit Development. The project 
involves the construction of three structures, West Tower (Tract A), Center Garage (Tract B), and 
East Tower (Tract C). There will be 990,651 gross square feet, total, between all three structures. 

Date: February 3, 2020; February 18, 2020 

Applicant: Scott Haley 

Owner: 8027 Forsyth Acquisitions, LLC & Commerce Bank 

Project Address: 8001 - 8049 Forsyth Boulevard & 15 North Meramec Avenue 

Item Type: Site Plan Review/Request for Action 

Project Type: Mixed-Use Development 

Staff: Scott Dedert, City Planner 

Summary: 
Review of the site plan associated with a new mixed-use 
development that will include an office use, retail and parking 
structure. 

REQUEST FOR  
CITY PLAN COMMISSION 
REVIEW 

STAFF REPORT
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The two mixed-use buildings, one being 14-stories and the other being 16-stories will provide 
493,743 square feet of office space, 18,055 square feet of retail space, and 478,853 square feet of 
structured parking providing 1,257 parking spaces for use by the tenants and the public. On the top 
level of the parking structure, a roof top terrace garden is proposed. Ground floor retail fronting 
Brentwood Boulevard, Forsyth Avenue, and North Meramec Avenue is proposed. The proposed 
buildings will be constructed of curtainwall systems, which incorporates different uses of glass 
panels made of different tint colors. Access to the parking structure is proposed from mid-block on 
Forsyth Boulevard, and the east-west alley located between Brentwood Boulevard and North 
Meramec Avenue. 
 
CRITERIA FOR REVIEW 
 
The purpose of the site plan review process is to provide a review of the following criteria listed 
below.   
 
Compatibility 
 

1) A project's compatibility with its environment and with other land uses and buildings existing 
in the surrounding area. 

>> The surrounding land uses include office/commercial to the west and office/retail 
uses to the north, east, and south.   
 

2) The location and screening of a project's air-conditioning units and other associated 
equipment. 

>> According to the applicant, the towers Tracts A and C will have HVAC systems that 
will be located on the rooftop with integrated metal paneled screening.  

 
3) The location, adequacy and screening for trash. 

>> There will be two areas for the loading docks and trash, which will be stored in the 
rear of the building and accessed by the east-west alley. These two areas will be 
inset +/- 30 feet from the alley and slanted for large trucks to maneuver and 
navigate the 24-foot wide alley. 

 
4) A project's impact will not overtax public utilities, services or other municipal facilities. 

>> At this time, staff does not anticipate adverse impacts regarding public utilities, 
services or municipal facilities. 

 
5) All ground floor uses must be retail in nature but may include, personal care services, 

dry cleaning facilities, food and beverage services uses, consumer services offices or 
governmental offices within the Downtown Overlay District; 

>> This area of downtown is dominated by office and retail uses. The area contains 
primarily low-rise and mid-rise buildings with high-rises located west of 
Brentwood Boulevard and to the east along North Meramec Avenue. The 
proposed development includes first floor retail space and will connect existing 
retail nodes to the north and east of the site. The proposed project is consistent 
with the vision of the Downtown Overlay District and is compatible with the 
surrounding neighborhood. 
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6) Footprint geometry should be square and true with the roadway to the extent possible.  
Odd shapes and building orientations which compete with the total urban setting should be 
avoided. 

>> The existing buildings along Forsyth Boulevard do adhere to contours of the street 
and lot lines. The footprint of the proposed structures will have a rectangular shape 
that stair-step backwards. The applicant proposes to maintain that straight line 
along Forsyth Boulevard. However, in order to create a walkable, pedestrian 
friendly environment, the buildings footprint is inset at the corners with stair-stepped 
building lines by increasing the widths of those lines to the rear property lines 
creating a zero setback. 

>>  The applicant’s plans indicate the building to be setback 25 feet 2 inches to 
incorporate space for the sidewalk and space to create outdoor dining for the retail 
users. This same theme is carried on the side of the buildings along Brentwood 
Boulevard and Meramec Avenue.  

  
7) Buildings and uses must incorporate expansive street front windows and shall be sited in a 

manner so as to achieve a pedestrian friendly scale, appearance and feel. 
>> The proposed development will be urban in character and generally compatible with 

the adjacent urban neighborhood. The project is oriented to the street grid and will 
maintain consistent street curtainwalls with ALPOLIC glass panels surrounded by 
brick along most of its street frontage. 

>> Street-level storefront architecture is featured along Forsyth Boulevard starting at 
Brentwood Boulevard and ending at North Meramec Avenue. The solarium is a 
highly transparent and identifiable glass structure that will be elevated 30 feet in 
height. Revised elevation plans show that the solariums are located 2 feet 8 inches 
from the property line on the West Tower (Tract A) and 1 foot 6 inches from the 
property line of the East Tower (Tract C). The buildings will be recessed to activate 
the corner and bring interior activity to the street entrances. 

 
Stormwater Drainage  
 

8) Provisions for storm surface drainage shall be in accordance with the City’s design 
standards. Stormwater drainage shall be connected to a storm sewer whenever one is 
available as determined by the City. Disposal of storm or natural waters both on and off the 
site shall be provided in such a manner as not to have a detrimental effect on the property 
of others or the public right-of-way.  

>> The existing impervious coverage on site is 100 percent. The new plans maintain 
impervious coverage at 100 percent. There are no limits for impervious coverage in 
commercial districts. The existing stormwater runoff, according to the MSD 15-year, 
20-minute calculation, is 7.73 cubic feet per second (CFS). The proposed runoff is 
8.40 CFS, which represents an increase of 0.67 CFS.  

>> The +/- 38,000 square foot garden terrace will have a 2,700 square foot green roof. 
By nature, a green roof is supposed to capture the stormwater runoff; however, the 
applicant has not provided the details of how it operates and will be maintained. The 
Public Works Department has reviewed the site plan and the green roof needs to 
meet Metropolitan Sewer District (MSD) standards, which the applicant noted that it 
will. 
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Landscaping 
 

9) The applicant is required to submit a separate landscape plan showing existing trees, trees 
to be removed and trees to be replaced by caliper, species and condition. Such plans must 
reflect City of Clayton preservation standards. 

>> The proposed project falls under the City’s Tree Protection Ordinance for caliper 
inch replacement. There are 24 existing trees on site, 14 of which are street trees 
that are being removed in order to accommodate this mixed-use development. 
The applicant proposes to place 31 trees within the project; however, neither are 
deciduous or evergreens, which means the project is short 68.75 caliper inches 
of deciduous trees and evergreen trees. Therefore, the applicant shall pay into 
the City’s Forestry Fund $17,187.50.  
 

10) The quantity, quality, utility, size and type of a project's required open space and proposed 
landscaping improvements. 

>> The applicant is proposing to plant 31 trees to be selected by the City of Forestry 
Services. Also, the applicant is planning to plant many indoor and outdoor plants 
throughout the development, the species have not yet been determined.  

>> The applicant will also be making right-of-way improvements according to City 
standards. 

 
 
Driveways, Sidewalks, Curbs and Gutters  
 

11) The site plan must state that all driveways, sidewalks, curbs and gutters are to be installed 
in accordance with the standards prescribed by the Public Works Department (PWD). 

>>  According to PWD, the developer has stated they intend on complying will all city 
standards and specifications regarding the construction of adjacent streetscapes. 
This commitment satisfies Public Works previous comment, maintaining formal 
streetscape plans shall be approved by Public Works. 

 
Utilities 
 

12) Provision of hookups to public utilities connections shall be installed in accordance with the 
standards of the Public Works Department. All connections shall be shown on the site plan. 

>> Criteria is met 
 
Lighting  
 

13) All developments shall provide adequate lighting to assure safety and security. Lighting 
installations shall not have an adverse impact on traffic safety or on the surrounding area. 
Light sources shall be shielded and there shall be no spillover onto adjacent properties 

>> The previously submitted elevation plans show the solariums will be illuminated to 
highlight the greenery. The solariums are to incorporate commissioned art to be 
determined. 

>> The sky-gardens will be illuminated to highlight the greenery with the precast 
planters and woodgrain soffits. 

>> The applicant submitted two photometric plans indicating that no light will 
spillover onto adjacent properties. One photometric plan includes the streetscape 
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lighting. The other plan shows the illumination or foot-candles to be zero in the 
middle of each street; thus, there is no spillover onto adjacent properties. 

Public Safety 
 

14)  Treatment of bulk trash disposal and other environmental health matters shall meet code 
requirements. 

>> The project, as proposed, meets the code requirements for bulk trash disposal.  
 

15) The Fire Department shall review all site plans to determine adequacy of access and other 
aspects of public safety. 

>> The Fire Department has reviewed the plans and finds them acceptable.  
 

16) The promotion of public safety and benefit to the general welfare, as evidence that the 
project is in compliance with good planning practices and principles. 

>> The project, as proposed, is consistent with good planning practices and principles.  
 
 
Parking, Bicycle Racks, & Traffic Circulation 
 

17) The ability of a project's traffic circulation system to provide for the convenient and safe 
internal and external movement of vehicles and pedestrians. 
 

>>   The development will have a center garage or Tract B, which will be a seven-story 
parking garage. There will be multiple access points to enter and exit the proposed 
garage.  

>>  Traffic Study from CBB, the City’s traffic and parking consultant had a comment 
dated July 30, 2019: A westbound left-turn lane should be considered on Forsyth 
Boulevard at Brentwood Boulevard to mitigate the impacts of the proposed Phase 1 
& Phase 2 office development. An eastbound left-turn lane is warranted along 
Forsyth Boulevard at the proposed garage entrance for the Phase 2 office 
development. Since Phase 2 of this project extends to Meramec Avenue, it would 
be advantageous to reserve right-of-way along Forsyth Boulevard near Meramec 
Avenue so that long-term road improvements, such as separate left-turn lanes, 
could be constructed in the future.  

>>   Public Works supplementary response comment: Although City staff agrees with 
the developer that eliminating on-street parking to accommodate the turn lane 
recommendation is not desirable, Public Works maintains this issue needs to be 
vetted prior to city approval. The developer submitted a conceptual plan including 
two potential lane configuration layouts, leaving various scenarios without any 
consideration. Public Works has obtained a proposal to prepare 6 different lane 
configuration concepts as well. The Developer shall submit payment to the city to 
move forward with creating the lane configuration plans with the City's consultant. 
The Public Works Department and City Boards shall determine which lane 
configuration should be installed as part of this project, or whether an Escrow 
Agreement should be executed to cover costs to install the configuration of the 
City's choice at a later date. All details of the Escrow Agreement to be determined 
by the City of Clayton.    

>>  Traffic impact study from CBB, the City’s traffic and parking consultant had a 
comment dated July 30, 2019: Some signal timing changes will be prudent over 
time as the various developments are occupied. 

173



Notice of this request was sent to property owners within 200 feet of the subject property.   6 

>>  Public Works supplementary comment: The developer has stated they will work 
with the City to enter into an Escrow Agreement for signal optimization. This 
commitment satisfies Public Works previous comment regarding future signal 
optimizations.  

>>  Traffic impact study from CBB, the City’s traffic and parking consultant had a 
comment dated July 30, 2019: It appears that several sight distance limitations 
may be created by the proposed building. 

>>   Public Works supplementary comment: The developer responded to the previous 
comment stating "the Northwest and Northeast corners of the building will be 
constructed with a transparent mesh material to address sight distance limitations. 
This is shown on the revised plans." This commitment satisfies Public Works 
previous comment regarding site distance.   

 
18) The type and location of parking provisions. 

>>   The proposed parking garage will have 1,257 parking spaces. Of those parking 
spaces, 40 will be dedicated to public parking. 

>>   On February 6, 2020, the City’s traffic and parking consultant performed a parking 
study. The study was based on the International Traffic Engineers (ITE), Urban 
Land Institute (ULI), and the City of Clayton parking requirements. 

>>   ITE provides an average peak parking demand rate of 1.95 spaces per 1,000 
square feet of retail space and 2.39 spaces per 1,000 square feet of office space, 
and the 85th percentile parking demand rate of 3.68 spaces per 1,000 square feet 
for retail and 3.3 spaces per 1,000 square feet of office space.  

>>   Based on the parking data for the use office space, this site would be expected to 
reach a peak parking demand at 1:00 p.m. with 767 to 1,029 parking spaces 
occupied (average to 85th percentile demand). 

>>   ULI recommends a parking ratio of 3.6 spaces per 1,000 square feet for retail space 
under 400,000 square feet (2.9 spaces per 1,000 square feet for visitors and 0.7 
spaces per 1,000 square feet for employees) and a parking ratio of 3.3 spaces per 
1,000 square feet for office space between 100,000 square feet and 500,000 
square feet (0.21 spaces per 1,000 square feet for visitors and 2.66 spaces per 
1,000 square feet for employees). 

>>    Based on ULI parking method, this site would be expected to reach a peak parking 
demand at 2:00 p.m. with 1,296 to 1,368 parking spaces occupied (average to 85th 
percentile demand). 

>>   The City’s traffic and parking consultant concluded the proposed 1,257 spaces 
would accommodate the 1,215 parking spaces recommended to accommodate the 
development and the 40 public spaces required for replacing the public parking. 
 

19) Parking should be located within the City block interior and deeper into parcels. 
>> The proposed parking garage is located between and is integrated into the structure 

of the two proposed towers mid-block between Brentwood Boulevard and North 
Meramec Avenue. 
 

20) Surface parking, drive aisles or vehicular access ways should not abut any sidewalk. 
>> Currently, there are on-street parking spaces, and the applicant plans to maintain 

those parking spaces. 
 

21) Per Section 405.3670 Bicycle Parking Regulations are required when the City has to 
approve a site plan. 
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>> The applicant proposes to install 28 bicycle spaces within the interior of the 
development and provide 8 spaces for the public to use on the exterior of the 
project. There will be 4 on the corner of Forsyth Boulevard and North Meramec 
Avenue and another 4 on the corner of Forsyth Boulevard and Brentwood 
Boulevard closer to the retail spaces. 

>> Per Section 405.3670.B.1. calls for 1 bicycle rack every 5,000 square feet of retail, 
and 1 bicycle rack every 20,000 square feet of office space. The 493,743 square 
feet of office space would require 25 bicycle racks, and the retail of 18,055 square 
feet would require 4 bicycle racks. The applicant is providing 36 total bicycle racks 
which is more than is required.  

 
PLAN COMMISSION CONSIDERATION 

 
In considering and acting upon site plans, landscape plans and other applicable plans, the Plan 
Commission shall take the following objectives into consideration: 

 
1) Creation of a desirable environment. 
2) Promotion of a creative approach to the use of land and related physical facilities resulting 

in better design and development, including aesthetic amenities. 
3) Combination and coordination of architectural styles, building forms and building 

relationships. 
4) Preservation and enhancement of desirable site characteristics such as natural topography, 

vegetation and geologic features and the prevention of soil erosion. 
5) Preservation of buildings which are architecturally or historically significant or contribute to 

the character of the City. 
6) Use of design, landscape or architectural features to create a pleasing environment. 
7) Inclusion of special features. 
8) Elimination of deteriorated structures or incompatible uses through redevelopment or 

rehabilitation. 
 
CONCLUSION 
 
The proposed development is compatible with existing development along Forsyth Boulevard 
and the surrounding office/commercial to the west and office/retail uses to the north, east and 
south. The site is will provide an urban, pedestrian friendly streetscape along Forsyth 
Boulevard, Brentwood Boulevard, and North Meramec Avenue. Stormwater will be adequately 
managed, and the landscape plan will be addressed through the Forestry Services. The project 
as proposed is in conformance with the requirements of the site plan approval. 
 
 
STAFF RECOMMENDATION 
 
To approve with the following conditions: 
 

1. The developer shall submit payment to the City to move forward with creating the lane 
configuration plans with the City's consultant. The Public Works Department and City 
Boards shall determine which lane configuration should be installed as part of this project, 
or whether an Escrow Agreement should be executed to cover costs to install the 
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configuration of the city's choice at a later date. All details of the Escrow Agreement to be 
determined by the City of Clayton. 

2. The developer shall enter into an Escrow Agreement with the City for signal optimization. 
3. The developer shall pay into the Forestry Fund $17,178.50.  
4. The Developer shall reconfigure Forsyth Boulevard to include a dedicated left turn lane 

in between Brentwood Boulevard and Meramec Avenue. Right-of-Way improvements 
associated with this requirement may extend beyond the segment of Forsyth previously 
described as well as the existing curb lines. 
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July 30, 2019 

Mr. Spencer Litteken, EIT 
Civil Engineer  
City of Clayton 
10 North Bemiston Avenue 
Clayton, Missouri 63105 

RE: Parking Sufficiency Study 
Proposed 8000 Block Forsyth – US Capital Office Development  
Northeast Quadrant of Brentwood Boulevard and Forsyth Boulevard 
Clayton, Missouri 
CBB Job Number 023-18-43 

Dear Spencer: 

As requested, CBB has prepared the following parking sufficiency study addressing the 
expected parking needs associated with the proposed US Capital Office Development in the 
8000 Block of Forsyth Boulevard in Clayton, Missouri.  CBB completed this work under our 
current on-call services contract with the City.  It should be noted that apartments were 
previously approved at this location.  This proposal eliminates the apartment use and includes 
office space.   It is also our understanding that the proposed development would occur in two 
phases, but this parking sufficiency study will only address the parking needs of Phase 1.     

The purpose of this parking study was to estimate the peak parking demand of the proposed 
uses as well as the existing public metered and permit parking spaces throughout the day 
assuming the build-out and full occupancy of both proposed sites. The parking study 
recommends an appropriate number of parking spaces (supply) needed to adequately serve 
the proposed development. The recommended parking supply was compared to the number 
of spaces proposed on the current site plan to identify any deficit or surplus.   

Basic Parking Terminology and Concepts 

When describing parking characteristics, it is important to understand the terminology. This 
section defines common parking terms to clarify certain parking topics.  The parking ratio is the 
number of parking spaces provided per unit of land use (i.e. 1,000 gross s.f. or per residential 
unit). The parking demand is the number of parking spaces being occupied by vehicles at a 
specific land use for a specific moment in time, typically addressing a peak time period.  Parking 
Supply is the total number of marked spaces provided or available to serve the site.   

PARKING STUDY
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Parking facilities are generally perceived to be full by users and illegal parking and cross- parking 
increases when more than 85-95% of the parking spaces supplied are full.  It is generally 
appropriate to supply 5-15% more parking than the peak parking demand depending on the 
specific land use served by the parking facility. The cushion (or surplus) reduces the need to 
circulate and search the entire area for the last few available parking spaces, reduces user 
frustration, provides for recurring peak operating load fluctuations, visitors, misparked 
vehicles, snow cover, vehicle maneuvering, and vacancies created by reserving spaces for 
specific users.  The supply cushion also provides for unusual peaks in activity on the site. 
 
It should be noted that our analyses below assume little or no reservation of parking for specific 
users which tends to be necessary for shared parking.   
 

Standard Parking Requirements per City Zoning Ordinance 

The City’s Zoning Ordinance provides minimum off-street parking requirements for a variety of 
different land uses. The applicable rates for the proposed uses are summarized as follows: 
 
Office Space (166,000 Square Feet Phase 1)  

The City code requires one parking space for each three hundred (300) square feet (SF) of gross 
office floor area. As a result, the proposed US Capital Development Phase 1 office space 
(166,000 SF) would require 554 parking spaces. 
 
First Floor Retail (15,000 Square Feet Phase 1) 

The “commercial” rate of one parking space for each three hundred (300) square feet (SF) of 
gross floor area would apply to the retail space on the first floor of the proposed US Capital 
development. The retail rate would result in 50 parking spaces required in Phase 1.  
 

Estimated Parking Demand Based on Available Reference Materials  

ITE Parking Method  

In order to quantify the anticipated parking needs for the first-floor retail and office space 
proposed, the ITE Parking Generation Manual (5th Edition) was utilized.  The manual provides 
peak parking demand rates for various land uses based on multiple empirical nationwide 
studies. The following ITE Land uses were utilized for the various component of the proposed 
development.   
 
ITE Land Use 820 – Shopping Center on a non-Friday weekday, non-December was utilized for 
the ground floor retail, while ITE Land Use 701 – Office Building on a Weekday in general 
suburban/urban Location was utilized for the proposed office space.  Retail uses that utilize 
around 15,000 SF are not expected to have large variations in parking due to the holiday 
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shopping season; therefore, the non-Friday and non-December retail parking information is 
considered most applicable.    
 
ITE provides an average peak parking demand rate of 1.95 spaces per 1,000 SF for retail space 
and 2.39 spaces per 1,000 SF of office space. ITE provides an 85th Percentile parking demand 
rate of 3.68 spaces per 1,000 SF for retail space and 3.3 spaces per 1,000 SF of office space. 
 
ITE also provides data regarding parking demands by time of day as a percentage of peak 
parking.  The hourly data for Land Use 820, Shopping Center and Land Use 701, Office Building 
was utilized for the hourly distribution of the ground floor retail and the office uses.  The peak 
parking demands for Phase 1 of the US Capital development is summarized in Table 1.  
 
Based on the parking data Phase 1 of the US Capital Development is expected to reach a peak 
parking demand at 11:00 a.m. with 418 to 588 parking spaces occupied (average to 85th 
percentile demand).   
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Table 1: ITE Peak Parking Demand Estimate for US Capital Office Development – Phase 1 

 
  

15,000     SF 166,000    SF

1.95 3.68 2.39 3.3

Per 1000 

SF

Per 

1000 SF

Per   

1000 SF

Per   

1000 SF

7:00 AM - 13% 52 71 52 to 71

8:00 AM 15% 5 9 48% 190 263 195 to 272

9:00 AM 32% 10 18 88% 349 482 359 to 500

10:00 AM 54% 16 30 100% 397 548 413 to 578

11:00 AM 71% 21 40 100% 397 548 418 to 588

12:00 PM 99% 29 55 85% 337 466 366 to 521

1:00 PM 100% 30 56 84% 333 460 363 to 516

2:00 PM 90% 27 50 93% 369 509 396 to 559

3:00 PM 83% 25 46 94% 373 515 398 to 561

4:00 PM 81% 24 45 85% 337 466 361 to 511

5:00 PM 84% 25 47 56% 222 307 247 to 354

6:00 PM 86% 26 48 20% 79 110 105 to 158

7:00 PM 80% 24 45 11% 44 60 68 to 105

8:00 PM 63% 19 35 0 0 19 to 35

9:00 PM 42% 13 24 0 0 13 to 24

10:00 PM 15% 5 9 0 0 5 to 9

11:00 PM - 0 0 0 to 0

US Capital Ground Floor Retail US Capital Office

Hour 

Beginning

Land Use 820 – Retail (< 

400,00SF)

Land Use 701 - Office Building 

(General Urban/Suburban)

Total Demand for 

Proposed US Capital 

Development (Phase 1)

%  of 

Peak 

Period

Ave. ITE 

Peak 

Demand

85 th  %-

tile 

%  of 

Peak 

Period

Ave. ITE 

Peak 

Demand

85 th  %-

tile ITE 

Peak 

Demand
Ave to 85 th  %-tile Peak 

Demand
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ULI Parking Method 

The Urban Land Institute (ULI) Shared Parking Manual is another commonly used source for 
estimating parking demands of different land uses which also provides hourly and seasonal 
fluctuations in parking demand for several different land uses based on numerous parking studies 
across the United States.  
 
ULI has elected to adopt the 85th percentile peak hour observations in developing their 
recommended parking ratios.  ULI indicates that the 85th percentile will provide an adequate 
supply cushion in most locations, but actual demand could be more or less based on a variety 
of regional/local factors.   
 
ULI recommends a parking ratio of 3.6 spaces per 1,000 square feet for retail space under 
400,000 s.f. (2.9 spaces per 1,000 s.f. for visitors and 0.7 spaces per 1,000 s.f. for employees) 
and a parking ratio of 3.3 spaces per 1,000 square feet for office space between 100,000 s.f. 
and 500,000 s.f. (0.24 spaces per 1,000 s.f. for visitors and 3.06 spaces per 1,000 s.f. for 
employees).   Table 2 displays the peak parking demand (based on the 85th percentile peak parking 
demand) by hour in the peak month (December).   
 
Table 1: ULI Peak Parking Demand Estimate for US Capital Office Development – Phase 1 

Hour 
Beginning 

Community Shopping 
Center (< 400,00SF) 

Office 100 to 500 ksf 
Total Demand for Proposed US 
Capital Development (Phase 1) 

7:00 AM 4 152 156 

8:00 AM 11 389 400 

9:00 AM 21 507 528 

10:00 AM 33 548 581 

11:00 AM 43 526 569 

12:00 PM 51 463 514 

1:00 PM 55 475 530 

2:00 PM 55 548 603 

3:00 PM 55 526 581 

4:00 PM 53 463 516 

5:00 PM 47 258 305 

6:00 PM 45 129 174 

7:00 PM 43 52 95 

8:00 PM 39 36 75 

9:00 PM 30 15 45 

10:00 PM 17 5 22 

11:00 PM 6 0 6 

 15,000 sf Retail 166,000 SF Office  
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Parking Comparison  

Table 3 compares the City Parking code to the calculated peak parking demand estimated 
based on the reference materials.  To allow adequate surplus, the recommended site parking 
supply provided on site should be 5-10 percent higher than demand to provide for circulation 
and peaks in parking.  A 10% supply cushion was applied to the average and 85th Percentile 
parking demand estimates.  
 

Table 2: Peak Parking Comparison – US Capital Office Development - Phase 1 

Method 
Estimated 

Parking 
Demand   

Estimated Parking Supply 

Utility 
Rate 

Surplus 
Spaces 

Total Supply 

City Code --- --- --- 554+50=604 

ITE Estimate  418-588 90% 47-66 465-654 

ULI Estimate  603 90% 67 670 

 

Parking for the Proposed Development  

Considering the City’s parking code and the peak parking demands based on the hourly 
estimates for each land use, CBB estimates that the US Capital development should provide 
between 465 and 654 spaces to accommodate their parking needs.  A “comfortable number” 
of parking spaces to be supplied to accommodate the proposed office development should 
be around 515 spaces. 
 

City Parking 

The proposed development will eliminate parking spaces that are currently available for use by 
the general public through a combination of monthly leasable spaces and hourly metered 
parking spaces.  Based on agreements, the development is required to provide 60 metered 
parking spaces to replace the parking spaces eliminated.  
 

Parking Summary 

The current conceptual site plan has a total of 651 parking spaces proposed in the garage and 
proposes 61 public parking spaces.  As a result, the proposed 712 spaces would easily 
accommodate the 515 parking spaces recommended to accommodate the development and 
the 60 public spaces.  In fact, the parking provided may be up to 27% empty even during the 
peak parking hour.   
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We trust that this report adequately addresses the parking needs associated with the proposed 
Phase 1 of the US Capital Office Development at 8000 Forsyth Boulevard in Clayton, Missouri.  
Please contact me at (314) 308-6547 or via email at Lcannon@cbbtraffic.com should you have 
any questions or comments concerning this material in our St. Louis office should there be any 
questions regarding this report.   
 
Sincerely, 

 
Lee Cannon, P.E., P.T.O.E. 
Principal - Traffic Engineer 
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November 27, 2019 

Mr. Spencer Litteken, EIT 
Civil Engineer 
City of Clayton 
10 North Bemiston Avenue 
Clayton, Missouri 63105 

RE: Traffic Impact Study 
US Capital Office Development – Phase 1 and Phase 2 
Proposed 8000 Block Forsyth Boulevard  
Clayton, Missouri 
CBB Job Number 023-2018-43 

Dear Spencer: 

As requested, CBB has prepared the following study to address the potential traffic impacts 
associated with the proposed development of the 8000 Block of Forsyth Boulevard known as 
the US Capital Office Development, which is located on the northeast quadrant of Brentwood 
Boulevard and Forsyth Boulevard in Clayton, Missouri. CBB completed this work under the 
current on-call services contract with the City in accordance with parameters discussed with 
City Staff at the commencement of the study. 

Phase 1 of the proposed development is generally bound by Brentwood Boulevard to the west, 
Forsyth Boulevard to the south, and alleys to the north and east. Phase 2 of the development 
is generally bound by Forsyth Boulevard to the south, the alleys to the north and west and 
Meramec Avenue to the east.  Traffic impacts of Phase 2 are included in both the Build 
Condition as well as the 20-year Build condition.   

The current site of Phase 1 consists of a public surface parking lot and a private surface parking 
lot, both primarily used by the businesses fronting Forsyth Boulevard. Access for the public 
surface parking lot is provided from Brentwood Boulevard and the north-south alleyway. 
Access to the private surface parking lot is provided from Brentwood Boulevard and Forsyth 
Boulevard.  

The current site of Phase 2 consists of a public surface parking lot and buildings with restaurants 
and office space above the restaurants.  Access to the existing site is provided via a surface 
parking lot off Meramec Avenue south of the east-west alleyway, and a reserved parking area 
under the surface parking lot for the Gutman building and Commerce bank employees with 

TRAFFIC STUDY
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access via the north-south alleyway.  Figure 1 identifies the general location of the site and 
Phase 1 and Phase 2 relative to the surrounding area.  
 

 
Figure 1: Site Location Map 

 
It is our understanding that the proposed Phase 1 development will consist of approximately 
10,000 gross square feet (GSF) of retail space on the ground floor, 199,350 GSF of office space 
above and a 712-stall parking garage. Access to the parking garage as well as a service dock 
would be provided on the east-west alleyway between Forsyth Boulevard and Maryland 
Avenue. Exhibit 1 illustrates the preliminary site plan (provided by others) with Phase 1 on the 
west part of the site. 
 
It is our understanding that the proposed Phase 2 development will consist of approximately 
10,000 square feet (SF) of retail space on the ground floor, 251,500 GSF of office space above 
and a combined parking garage with a totaling 1,343 parking spaces to serve both Phase 1 and 
2. Access to the parking garage is proposed via a ramp at the location of the existing north-
south alleyway on Forsyth Boulevard as well as two access points from the east-west alleyway.    
 

Proposed Site 

East-West Alleyway 

Phase 1 

North-South Alleyway 

Phase 2 
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Exhibit 1: Preliminary Site-Plan - Phase 1 (Submitted by Applicant) Job# 023-18-43
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The purpose of this study was to identify how much traffic would be generated by the proposed 
Phase 1 and Phase 2 developments; evaluate the ability of motorists to safely enter and exit 
the site at each access point; determine the impact of the additional trips on the adjacent roads; 
and recommend improvements, as needed, to mitigate the impact of the additional traffic and 
provide safe ingress and egress at each access location. Based on the proposed uses, the focus 
of the analyses was the AM and PM peak hours of a typical weekday. This report does not 
address parking sufficiency for the development, but a separate parking study was performed 
by CBB to address parking needs. 
 

Existing Conditions 
In order to identify the traffic impacts associated with the proposed Phase 1 and Phase 2 of the 
development, it was first necessary to quantify the existing roadway, traffic and operating 
conditions. To that end, an operational analysis of current traffic volumes on the surrounding 
road system was performed. 

Existing Road Conditions  

Brentwood Boulevard is a north-south arterial through the Clayton Central Business District 
(CBD). Brentwood Boulevard transitions to a residential collector north of Maryland Avenue.  
Further south, Brentwood Boulevard connects to Forest Park Parkway, Highway 40 (Interstate 
64), and Interstate 170 (I-170). Within the study area, Brentwood Boulevard is owned and 
maintained by the City of Clayton.  The posted speed limit is 30 miles per hour (mph). 
Brentwood Boulevard is generally four lanes (two lanes each direction) from Forest Park 
Parkway to Maryland Avenue and provides sidewalks along both sides of the road as well as 
on-street parking north of Bonhomme Avenue. It should be noted that between Forsyth 
Boulevard and Maryland Avenue, Brentwood Boulevard also provides a two-way center left-
turn lane.  
 
Brentwood Boulevard provides separate left-turn lanes on the northbound and southbound 
approaches at the signalized intersections with Maryland Avenue, Forsyth Boulevard, and 
Bonhomme Avenue. A northbound left-turn is also provided at the signalized intersection of 
Brentwood Boulevard at Shaw Park Drive/Westbound Forest Park Parkway On-Ramp.   
 
Forest Park Parkway is an east-west principal arterial from I-170 into the City of St. Louis to the 
east.  Forest Park Parkway is maintained by the St. Louis County Department of Transportation 
(SLCDOT). Forest Park Parkway generally provides two lanes in each direction and is divided by 
MetroLink transit between the east-west lanes. Within the study area, Forest Park Parkway 
provides an eastbound off-ramp and a westbound on-ramp at Brentwood Boulevard.  The 
posted speed limit is 40 mph.   
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Bonhomme Avenue is a local east-west road within the CBD maintained by the City of Clayton. 
Bonhomme Avenue terminates at Brentwood Boulevard on the west end and at Hanley Road 
on the east end. The eastbound approach of Bonhomme Avenue at Brentwood Boulevard 
provides two left-turn lanes and, one right-turn lane, with sidewalks on both sides. It should be 
noted that the right-turn lane is a restricted movement (no right turn on red) when green time 
is given to northbound and southbound Brentwood Boulevard. The posted speed limit is 25 
mph.  

Forsyth Boulevard is a minor arterial that runs east-west through the Clayton CBD then curves 
to run north-south west of Brentwood Boulevard.  Forsyth Boulevard transitions to a residential 
collector north of Maryland Avenue. Within the study area, Forsyth Boulevard provides four 
lanes, two in each direction, plus on-street metered parking along both sides. The on-street 
parking has been removed from the eastbound approach at the Brentwood Boulevard signal 
where a separate eastbound right-turn lane is provided. The on-street parking is also removed 
on both sides near the Maryland Avenue signal in the north-south segment. The posted speed 
limit on Forsyth Boulevard through the study area is 30 mph. Sidewalks are provided along both 
sides of the roadway. 

The intersection of Forsyth Boulevard and Brentwood Boulevard is controlled by a traffic signal. 
The northbound, southbound and westbound left-turn movements operate under protected-
permissive phasing while the eastbound left-turn is permissive only.  The northbound and 
southbound approaches to the intersection each provide one left-turn lane, one through-only 
lane and one shared through/right-turn lane.  The eastbound approach provides one shared 
left-turn/through lane, one through-only lane and one right-turn only lane. The westbound 
approach provides one shared left-turn/ through lane and one shared through/right-turn lane.  
Crosswalks and pedestrian accommodations are provided across all four legs of the 
intersection. 
 
At the signalized intersection with Maryland Avenue, Forsyth Boulevard provides two 
northbound left-turn lanes and a shared through/right-turn lane while the southbound 
approach provides a shared left-turn/through lane and a shared through/right-turn lane.  The 
eastbound and westbound approaches of Maryland Avenue each provide one left-turn lane, 
one through-only lane and one shared through/right-turn lane.  The signal at Maryland Avenue 
and Forsyth Boulevard operates with protected-permitted left-turns for the eastbound and 
westbound approaches and split-phased for the northbound and southbound approaches.  
Crosswalks and pedestrian accommodations are provided across all four legs of the 
intersection. 
 
Meramec Avenue is north-south road through the Clayton CBD owned and maintained by the 
City of Clayton. To the north of Kingsbury Boulevard, Meramec Avenue changes names to North 
and South Road and continues in University City, Missouri. To the south, Meramec Avenue also 
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provides a connection to Shaw Park Drive which provides access to Forest Park Parkway 
westbound via Shaw Park Drive. Within the study area, Meramec Avenue provides one 
southbound lane and one northbound lane with a center two-way left-turn lane (TWLTL) and 
on-street metered parking along both sides. The posted speed limit is 25 mph.   
 
At the signalized intersection with Forsyth Boulevard, northbound Meramec Avenue provides 
separate left-turn, through, and right-turn lanes. Southbound Meramec Avenue provides one 
left-turn lane and a shared through/right-turn lane.  
 
Maryland Avenue is an urban collector that runs east-west through the Clayton CBD, then 
changes names to Ladue Road west of the city limits where it extends to I-170 and beyond.  
Within the study area, Maryland Avenue provides two lanes in each direction and separate 
eastbound and westbound left-turn lanes at the signal with Forsyth Boulevard.  East of Forsyth 
Boulevard, on-street metered parking is provided along both sides of the road. At the signalized 
intersection with Brentwood Boulevard, eastbound Maryland Avenue consists of a shared left-
turn/through lane and a shared through/right-turn lane, while the westbound approach to 
Brentwood Boulevard provides one left-turn lane, one through lane and one shared 
through/right-turn lane.  The posted speed limit is 30 mph.  Sidewalks are provided along both 
sides of the road in the study area. 
 
It is our understanding that the City has obtained funding to accommodate bikes along 
Maryland Avenue in the Summer/Fall of 2020.  Sharrows will be installed along Maryland 
Avenue between Gay Avenue and Forsyth Boulevard.  Maryland Avenue between Forsyth 
Boulevard and Meramec Avenue will be re-striped, eliminating one eastbound and one 
westbound travel lane, marking a center left-turn lane and keeping the on-street parking on 
both sides of the road in order to accommodate a parking-protected bike lane on both sides of 
Maryland Avenue.  The elimination of those travel lanes and inclusion of bike lanes were 
included in CBB’s traffic evaluations for the intersections along Maryland Avenue for the Build 
and 20-Year analyses.    
 
North-South Alleyway is the alley between Forsyth Boulevard and Maryland Avenue that 
currently serves several parking lots.  The alley currently serves the surface parking lot that 
would be re-developed as part of this proposal.   
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The North-South alleyway, near 
Forsyth Boulevard, is approximately 
20 feet wide with existing buildings 
on both sides.  In addition, there is a 
utility pole and a bollard (to protect 
the building) that narrows the 
effectively width to approximately 
18.5 feet, see Photograph 1.   
 
A stop bar and “STOP” pavement 
marking are painted on the alleyway 
at the building line.  It appears the 
intent is to stop vehicles as pedestrians are walking along the sidewalk and give the pedestrians 
the right-of-way.  With that being said, there is limited visibility between pedestrians and 
vehicles where vehicles stop with their fronts at the building line due to the vertical face of the 
buildings.  Photograph 2 illustrates the available sight distance for a vehicle on the north-south 
Alleyway at Forsyth Boulevard looking to the west, and Photograph 3 illustrates the sight 
distance looking to the east.  It is our understanding that the City will require the alleyways to 
be widened to 24 feet as part of this project.  The proposed plan includes approximately 21 
head-in parking spaces directly off the north-south alleyway in Phase 1.   
 
The north-south alleyway, north of the east-west alleyway provides access to several other 
parking areas and connects to Maryland Avenue.      
 

  
 
 
 

Photograph 2 – Sight Distance to West 
(North-South Alleyway at Forsyth Blvd) 

Photograph 1 – North-South Alleyway at Forsyth Boulevard 

Photograph 3 – Sight Distance to East 
(North-South Alleyway at Forsyth Blvd) 
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East-West Alleyway is an alley between Brentwood Boulevard and Meramec Avenue that 
currently serves a parking garage on the north side as well as access to several other parking 
areas.   The alley currently serves as access to the surface parking lot that would be re-
developed as part of this proposal.  The east-west alleyway is proposed to serve as the main 
access for the proposed office building’s garage and loading dock/service area.   
 
The east-west alleyway, near Brentwood Boulevard, is approximately 20 feet wide and has an 
existing building on the north side and a metered surface lot on the south. In addition, there 
are utility poles, bollards (to protect the existing building and/or other equipment), and parking 
meters that narrow the effective alley width to approximately 17 feet, see Photograph 4.  The 
east-west alleyway, between the all-way stop with the north-south alleyway to Meramec 
Avenue is similar in total width but has buildings and other obstructions on both sides, which 
further limits the effective width to approximately 16 feet, see Photograph 5.   

  
 

A stop bar and “STOP” pavement marking are painted on the east-west alleyway at the building 
lines with Brentwood Boulevard and Meramec Avenue.  There is limited visibility between 
pedestrians and vehicles when looking to the north at Brentwood Boulevard due to the existing 
building, see Photograph 6. 
 

Photograph 5 – East-West Alleyway at 
Meramec Avenue   

Photograph 4 – East-West Alleyway from  
 Brentwood Blvd  
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The north-south alleyway and the east-west alleyway cross at an all-way stop intersection.  The 
intersection currently has a utility pole in the southwest quadrant of the intersection that 
impacts the flow through the intersection, see Photograph 7. 
 

 

  

Photograph 7 – Utility Pole at All-Way Stop Intersection of East-West Alleyway and North-
South Alleyway 

Photograph 6 – Sight Distance to North (East-West Alleyway at Brentwood Blvd) 
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Existing Traffic Volumes 

Manual turning movement counts were completed at the intersections listed below between 
late November 2015 and June 2016 as part of a previous traffic impact study for this site.  Those 
counts were made during the typical weekday AM peak period (7:00 to 9:00 p.m.) and PM peak 
period (4:00 to 6:00 p.m.): 

 Maryland Avenue at Forsyth Boulevard (Signalized); 

 Maryland Avenue at Brentwood Boulevard (Signalized); 

 Maryland Avenue at Meramec Avenue (Signalized); 

 Forsyth Boulevard at Meramec Avenue (Signalized); 

 Forsyth Boulevard at Brentwood Boulevard (Signalized);  

 Brentwood Boulevard at Carondelet Avenue (Signalized); 

 Brentwood Boulevard at Bonhomme Avenue (Signalized);  

 Brentwood Boulevard at Shaw Park Drive/Forest Park Parkway Westbound on-
ramp (Signalized); 

 Brentwood Boulevard at Forest Park Parkway Eastbound Off-Ramp/Walinca 
Drive (Signalized); 

 North-South Alleyway at Forsyth Boulevard (Side-Street Stop); 

 East-West Alleyway at Brentwood Boulevard (Side-Street Stop);  

 North-South Alleyway at East-West Alleyway (All-Way Stop); and  

 Spot counts at the entrances to the existing parking lots. 
 
More recently, manual turning movement counts were completed in July 2019 during the 
weekday AM peak period and PM peak period at the intersection of Meramec Avenue and the 
east-west alleyway.  Based on the counts, the peak hours for analysis were chosen at each 
intersection to represent a worst-case (higher volumes) scenario. 
 
Several projects have been approved and built since the original traffic counts were performed. 
Specifically, the Vanguard (Barton) Apartments on Maryland Avenue west of Brentwood 
Boulevard and the 25 North Central (Ceylon) Apartments on the southwest quadrant of 
Maryland Avenue and Central Avenue were built since the traffic counts were performed.  As 
a result, the site-generated trips from the Vanguard Apartments study, completed by CBB 
dated January 19, 2015 and the site-generated trips from the 25 North Central Apartments 
study, completed by CBB dated February 8, 2015 were included in the Base Traffic Volumes.  
The Base peak hour volumes are summarized in Exhibit 2. 
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Exhibit 2: Base Traffic Volumes
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Base Traffic Conditions 

The base operating conditions for the study area intersections were evaluated using SYNCHRO 
10, which is based on procedures outlined in the Highway Capacity Manual to determine 
estimates of capacity and operational performance of signalized and unsignalized intersections.  
Our traffic operations analysis includes measures of effectiveness generated by the SYNCHRO 
software.   
 
The operating conditions were graded in accordance with six levels of traffic service (Level A 
"Free Flow” to Level F "Fully Saturated") established by the Highway Capacity Manual.  Levels 
of service (LOS) are measures of traffic flow which consider such factors as speed, delay, traffic 
interruptions, safety, driver comfort, and convenience.  Level C, which is normally used for 
highway design, represents a roadway with volumes ranging from 70% to 80% of its capacity.  
However, Level D is generally considered acceptable for peak period conditions in urban and 
suburban areas. Table 1 summarizes the thresholds used in the analysis for signalized and 
unsignalized intersections. 
 

Table 1: Level of Service Thresholds 

Level of Service (LOS) 

Control Delay per Vehicle (sec/veh) 

Signalized Intersections Unsignalized Intersections 

A < 10 0-10 

B > 10-20 > 10-15 

C > 20-35 > 15-25 

D > 35-55 > 25-35 

E > 55-80 > 35-50 

F > 80 > 50 
 

It should be acknowledged that the perception of acceptable traffic service varies widely by 
area. Specifically, more delay is usually tolerated in urban regions compared to rural areas.  
Based on the character of this area, we believe that LOS D would be an appropriate target for 
overall peak period traffic operations. 
 
Each of the study intersections was evaluated using the methodologies described above. The 
results of the SYNCHRO evaluations are summarized in Table 2. Levels of service and average 
delay for each intersection approach are reported for the weekday AM and PM peak hours. At 
intersections, where germane, the 95th percentile queue length is reported for the weekday 
AM and PM peak hours. The 95th percentile queue represents the queue length of which only 
5% of the signal’s cycles exceed during the peak hour. 
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Table 2: Traffic Operating Conditions – Base Traffic Volumes 

Intersection/Approach AM Peak Hour PM Peak Hour 

Maryland Avenue and Forsyth Boulevard – Signalized 

Eastbound Maryland Avenue A (4.0) 85’ TH A (6.2) 125’ TH 

Westbound Maryland Avenue A (4.3) 65’ TH B (14.5) 200’ TH 

Northbound Forsyth Boulevard D (48.2) 60’ LT D (51.5) 145’ TH 

Southbound Forsyth Boulevard D (52.1) 150’ TH D (48.7) 100’ TH 

Overall Intersection  B (14.4) C (24.6) 

Maryland Avenue and Brentwood Boulevard – Signalized 

Eastbound Maryland Avenue A (6.9) 55’ TH B (10.4) 90’ TH 

Westbound Maryland Avenue B (15.6) 180’ TH A (4.5) 80’ TH 

Northbound Brentwood Boulevard B (11.7) 80’ RT B (13.1) 40’ LT 

Southbound Brentwood Boulevard D (52.2) 125’ TH D (40.0) 65’ TH 

Overall Intersection  B (15.7) A (9.5) 

Maryland Avenue and Meramec Avenue – Signalized 

Eastbound Maryland Avenue C (20.3) 190’ TH B (13.8) 135’ TH  

Westbound Maryland Avenue B (14.0) 220’ TH B (18.1) 300’ TH 

Northbound Meramec Avenue C (31.7) 50’ TH D (35.3) 140’ TH 

Southbound Meramec Avenue C (25.1) 140’ TH C (20.6) 105’ LT 

Overall Intersection  B (19.2) B (18.4) 

East-West Alleyway and Brentwood Boulevard – Side-Street Stop 

Westbound East-West Alleyway A (10.0) A (9.5) 

East-West Alleyway and North-South Alleyway – All-Way Stop 

Eastbound East-West Alleyway A (7.0) A (7.0) 
Westbound East-West Alleyway A (7.1) A (6.9) 
Northbound North-South Alleyway A (6.4) A (6.8) 
Southbound North-South Alleyway A (7.1) A (7.1) 
Overall Intersection  A (7.0) A (7.0) 

Surface Parking Lot and Brentwood Boulevard – Side-Street Stop 

Westbound Surface Parking Lot A (<1.0) A (9.6) 

Surface Parking Lot/Parking Garage and North-South Alleyway – Side-Street Stop 

Eastbound Surface Parking Lot A (8.5) A (8.6) 

Westbound Parking Garage A (<1.0) A (8.6) 

Northbound North-South Alleyway A (3.4) A (<1.0) 

Southbound North-South Alleyway A (2.2) A (<1.0) 

X (XX.X) - Level of Service (Vehicular delay in seconds per vehicle) 
XXX’  AA = 95th percentile queue and the critical movement of the approach  

XXX’ AA = 95th Percentile queue extends beyond alleyway and the critical movement of the approach 
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Table 2: Traffic Operating Conditions – Base Traffic Volumes (Continued) 

Intersection/Approach AM Peak Hour PM Peak Hour 

Forsyth Boulevard and Brentwood Boulevard – Signalized 

Eastbound Forsyth Boulevard B (15.3) 125’ TH B (14.0) 315’ RT 

Westbound Forsyth Boulevard C (29.3) 135’ TH C (33.3) 315’ TH 

Northbound Brentwood Boulevard C (28.9) 525’ LT C (31.4) 300’ LT 

Southbound Brentwood Boulevard D (45.5) 80’ TH D (44.4) 245’ TH 

Overall Intersection  C (26.4) C (28.9) 

Forsyth Boulevard and North-South Alleyway – Side-Street Stop 

Southbound North-South Alleyway B (10.6) B (14.3) 

Forsyth Boulevard and Meramec Avenue – Signalized 

Eastbound Forsyth Boulevard A (6.1) 60’ TH A (9.9) 80’ TH 

Westbound Forsyth Boulevard A (7.4) 50’ TH B (17.1) 130’ TH 

Northbound Meramec Avenue A (9.7) 30’ TH B (12.1) 110’ TH 

Southbound Meramec Avenue B (13.1) 130’ TH B (13.8) 85’ TH 

Overall Intersection  A (8.1) B (13.6) 

Carondelet Avenue and Brentwood Boulevard – Signalized 

Westbound Carondelet Avenue D (43.8) D (51.0) 

Northbound Brentwood Boulevard A (1.1) A (3.3) 

Southbound Brentwood Boulevard A (<1.0) A (6.9) 

Overall Intersection  A (1.6) A (9.1) 

Bonhomme Avenue and Brentwood Boulevard – Signalized 

Eastbound Bonhomme Avenue A (<1.0) A (<1.0) 

Westbound Bonhomme Avenue E (65.6) D (39.6) 

Northbound Brentwood Boulevard A (9.0) A (9.2) 

Southbound Brentwood Boulevard B (14.4) B (14.1) 

Overall Intersection  B (12.4) B (17.9) 

Westbound Forest Park Parkway On-Ramp/Shaw Park Drive and Brentwood Boulevard – Signalized 

Westbound Shaw Park Drive D (38.7) F (108.7) 

Northbound Brentwood Boulevard B (12.5) C (23.6) 

Southbound Brentwood Boulevard A (6.9) B (16.2) 

Overall Intersection  B (14.2) D (36.4) 

Eastbound Forest Park Parkway Off-Ramp/Walinca Drive and Brentwood Boulevard – Signalized 

Eastbound Forest Park Parkway Off-Ramp F (>200) C (24.0) 

Westbound Walinca Drive A (4.3) A (<1.0) 

Northbound Brentwood Boulevard A (3.5) A (3.6) 

Southbound Brentwood Boulevard B (10.0) B (14.5) 

Overall Intersection  F (109.7) B (12.9) 

X (XX.X) - Level of Service (Vehicular delay in seconds per vehicle) 
XXX’  AA = 95th percentile queue and the critical movement of the approach  

XXX’ AA = 95th Percentile queue extends beyond alleyway and the critical movement of the approach 
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As can be seen in Table 2, the study intersections currently operate at an overall LOS C or better 
during both time periods with the exception of the intersection of Forest Park Parkway Off-
Ramp/Walinca Drive and Brentwood Boulevard which operates at LOS F overall in the AM peak 
hour.  All of the individual approaches also operate at LOS D or better, with these exceptions: 
the eastbound approach of Forest Park Parkway Off-Ramp/Walinca Drive at Brentwood 
Boulevard which operates at LOS F during the AM peak hour due to the heavy left-turn volume, 
the westbound approach of Forest Park Parkway On-Ramp/Shaw Park Drive at Brentwood 
Boulevard which operates at LOS F during the PM peak hour due to the heavy left-turn and 
through volumes, and the westbound approach of Bonhomme Avenue at Brentwood Boulevard 
which operates at LOS E during the AM peak hour, primarily due to the no-right-on-red 
restriction (for improved safety).  
 
It is acknowledged that some approaches and individual movements (such as the northbound 
and southbound approaches of Forsyth Boulevard at Maryland Avenue, the southbound 
approach of Brentwood Boulevard at Maryland Avenue, the northbound approach of Meramec 
Avenue at Maryland Avenue, the southbound approach of Brentwood Boulevard at Forsyth 
Boulevard, and the westbound approach of Carondelet Avenue at Brentwood Boulevard) 
operate at LOS D during one or both peak hours, which is still acceptable in an urban area for 
those peak hours.  
 
The development anticipates three main access routes: the east-west alley via Brentwood 
Boulevard or Meramec Avenue and the north-south alley via Forsyth Boulevard.  Access can 
also be possible using the north-south alley via Maryland Avenue, but that route will be much 
less convenient since vehicles would need to drive under the 8000 Maryland Avenue building 
and past its loading docks.  The location of the north-south alley allows for approximately 275 
feet (FT) of storage east of the signalized intersection at Forsyth Boulevard and Brentwood 
Boulevard for westbound queues and approximately 145 FT of storage west of the signalized 
intersection at Forsyth Boulevard and Meramec Avenue for eastbound queues. The east-west 
alley provides approximately 220 FT of storage south of the signalized intersection of Maryland 
Avenue and Brentwood Boulevard for northbound queues and approximately 220 FT of storage 
north of the signalized intersection of Forsyth Boulevard and Brentwood Boulevard for 
southbound queues.   
 
The existing 95th percentile queue for the westbound Forsyth Boulevard approach at 
Brentwood Boulevard during the PM peak hour is calculated to be 315 FT.  Therefore, the 
current 95th percentile queue will block the north-south alleyway for some cycles during the 
PM peak hour. The 95th percentile queue for the southbound Brentwood Boulevard approach 
at Forsyth Boulevard during the PM peak hour is calculated to be 245 FT. Consequently, the 
95th percentile queue would also block the east-west alleyway driveway for some cycles during 
the PM peak hour. 
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Proposed Development – Phase 1 
  
Phase 1 of the proposed development consists of approximately 10,000 gross square feet of 
retail space on the ground floor, 199,350 GSF of office space and a 712-stall parking garage. 
Access would be provided with entrances to the garage and service dock via the east-west 
alleyway.  A limited number of parking spaces are proposed as ninety-degree spaces along the 
north-south alleyway. 

Trip Generation – Phase 1 

As a primary step in this analysis, traffic forecasts were prepared to estimate the amount of 
traffic that the proposed development would generate during both peak hours.  These 
forecasts were based upon information provided in the “Trip Generation Manual”, Tenth 
Edition, published by the Institute of Transportation Engineers (ITE).  This manual, which is a 
standard resource for transportation engineers, is based on a compilation of nationwide studies 
documenting the traffic characteristics of various land uses.  
 
The average trip rate per 1,000 gross square feet was used for the office space with ITE Code 
710: General Office Building.  The peak hour of adjacent street traffic, one hour between 7:00 
and 9:00 AM, was utilized for the AM peak hour, and peak hour of adjacent street traffic, one 
hour between 4:00 and 6:00 PM, was utilized for the PM peak hour. 
 
It should be noted that the peak hour trip generation data for Shopping Centers with square 
footages less than 40,000 SF in the 10th Edition do not appear reasonable.  The 10th Edition trip 
estimate for the AM Peak hour of a 10,000 SF Shopping Center would result in a total of 157 
trips using the fitted equation.  That AM trip generation would result in similar trip levels as the 
PM peak hour estimate, which is not reasonable.  There are only four total site studies cited in 
the ITE 10th Edition for shopping centers with 9,000 SF to 16,000 SF, three of which have total 
trip generation levels of less than 31 trips, while one 9,900 SF site had a total trip generation 
level of 235 trips.  That one data point is inconsistent with the other data, which skews the AM 
peak hour fitted equation for small shopping centers.  In addition, the R2 value during the AM 
peak hour is below the ITE recommend level for utilizing the fitted equation.   
 
Further, applying the 10th Edition AM peak hour average rate would result in a total of only 14 
trips, which is significantly lower than the 31 total trips the relevant data points noted above 
would suggest.   
 
In order to provide more realistic trip generation numbers for the AM peak hour, the regression 
equation from the 9th Edition of Trip Generation was applied for the retail trips, which would 
result in approximately 49 total AM peak hour trips.  This appears more reasonable, especially 
since many retail establishments do not open until 9 a.m. or later.  As a result, the Trip 
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Generation regression equation from the 9th Edition for Land Use 820 was utilized in the trip 
generation estimate for retail space in this study.   
 
Although the proposed office development would have some transit alternatives (MetroLink 
and Metro Bus in addition to the convenient walkability of Clayton’s CBD), no specific trip 
reductions were applied for alternative modes of transportation; i.e., transit, bicyclists and/or 
pedestrians. However, the small amount of retail space on the ground floor would be expected 
to house neighborhood retail uses generally used by nearby residents, office tenants and/or 
pedestrians already traveling along the corridor.   Therefore, it was estimated that 50% of the 
retail trips would be either pedestrian oriented or common with the office and/or other nearby 
uses; thereby generating fewer vehicular trips.  Overall, this represents an approximate 11% 
reduction in total trips during the AM peak hour and a 24% reduction in total trips during the 
PM peak hour. 
 
It should be noted that several occupied office buildings, consisting of approximately 23,350 
SF, currently exist within the footprint of the Phase 1 development. Since these buildings are 
currently generating trips that amount of office was subtracted from the proposed office space 
for Phase 1, resulting in approximately 176,000 GSF of new office.  As can be seen in Table 3, 
the proposed Phase 1 development would generate 225 new vehicular trips with a majority 
inbound during the AM peak hour and 270 new vehicular trips with a majority outbound during 
the PM peak hour. 
 

Table 3: Trip Generation for Proposed US Capital Office Development – Phase 1 

Land Use Size 
Daily 

Traffic  

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Trip Generation Based on ITE Data   

ITE Code 710: 
General Office  

176,000 SF* 1,836 175 30 205 35 170 205 

ITE Code 820: 
Shopping Center 

10,000 SF 1,520 25 15 40 65 65 130 

Subtotal 3,356 200 45 245 100 235 335 

Common/Transit/Pedestrian  (760) (10) (10) (20) (30) (35) (65) 

Net Vehicular Trips 2,596 190 35 225 70 200 270 

 *Total Phase 1 office 199,350 minus 23,350 SF existing office to be razed 

The traffic generated by the proposed development was assigned to the adjoining roadway 
system based on existing and projected traffic patterns and the access proposed for the site.   
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The anticipated directional distribution during the AM and PM peak hours for the vehicular 
trips was as follows: 

 

 30% to/from the south on Brentwood Boulevard south; 
o 15% via Brentwood Boulevard; 
o 15% via Forest Park Parkway;  

 25% to/from the west on Maryland Avenue/Forsyth Boulevard; 
o 10% via Brentwood Boulevard to Maryland Avenue; 
o 15% via Forsyth Boulevard to Maryland Avenue; 

 20% to/from the east on Forsyth Boulevard; 

 10% to/from the south on Meramec Avenue; 

 5% to/from the north on Brentwood Boulevard; 

 5% to/from the north on Forsyth Boulevard; and 

 5% to/from east on Maryland Avenue. 
 

Exhibit 3 illustrates the site-generated traffic assignment to the study intersections.  As a worst 
case-scenario, all trips (including the retail traffic) were assigned to the proposed garage 
driveway entering and exiting on the east-west alleyway. 

Build Traffic Volumes – Phase 1 

The traffic generated by the proposed Phase 1 development (Exhibit 3) was aggregated with 
the Base Traffic Volumes (Exhibit 2) to reflect the forecasted traffic volumes. Exhibit 4 reflects 
the Build Traffic Volumes.   

Areas of Concern – Phase 1 

A detailed site plan was not provided by the applicant for the traffic study, but there are some 
potential concerns related to sight distance based the conceptual plan provided.  Figure 2 
graphically identifies the areas of concern.   
 

Alleyway Width and Utility Conflicts    

As noted in the existing conditions, both alleyways are currently narrow with obstructions that 
further limit their effective widths.  The red notes in Figure 2 illustrate these areas of concern. 
We understand that the City of Clayton will require the developer to widen both alleys to 24 
feet (building face to building face) along the frontage of the proposed development and 
remove the utility poles and all other obstructions. 
 

The development also proposes head-in parking along the north-south alleyway. These spaces 
would need to back into the alley to exit a parking space. Backing onto a public alley is less than 
desirable, but the alley will have relatively low traffic volumes. While not optimal, this alley 
parking may be acceptable as long as standard parking dimensions are provided. The alleyway 
at Forsyth Boulevard is expected to have a two or three southbound vehicle queue during the 
PM peak hour.  
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Exhibit 3: Site-Generated Trips - Phase 1
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Exhibit 4: Build Traffic Volumes - Phase 1 U.S. Capital Office Development
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Sight Distance Limitations per Site Plan – Phase 1 

The proposed building design may limit the sight distance and/or turning radii at several 
locations. The blue clouds in Figure 2 illustrate these areas of concern.   

 The proposed “garage ramps” may have limited sight distance due to utility placement 
and possibly turning concerns at the east-west alleyway.  The height of the utilities is 
not shown on the plans provided. 

o Turning templates and sight distance triangles should be shown on 

supplemental drawings provided by the developer or their design consultant to 

verify that vehicles can maneuver safety and efficiently through the 

intersections with adequate visibility.  

 It appears that the proposed building line along Brentwood Boulevard from the east-
west alleyway could also create a sight distance issue with pedestrians, similar to the 
existing constraint at Forsyth Boulevard and the north-south alleyway.     

 
 

 
Figure 2 – Areas of Concern – Phase 1 
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o CBB recommends that, as the development plan progresses, the developer 

consider modifications to improve the sight lines between the pedestrians 

along Brentwood Boulevard and vehicles in the east-west alleyway to minimize 

conflicts.  The first floor of the building could be modified to improve sight 

distance for a “window of visibility” to be provided.  

 One local example of a “Window of Visibility” is show in Photograph 8, 

which is located on the opposite end of the East-West Alleyway at the 

intersection with Meramec Avenue. 

  

 
Photograph 8 – Example "Visibility Window" for Vehicles and Pedestrians 

 
 The northeast corner of the proposed site may need to eliminate one or more parking 

stalls to accommodate sight distance at the All-Way Stop intersection of the north-
south alleyway and the east-west alleyway.  

o Turning templates and sight distance triangles should be provided by the 
developer or their design consultant to verify that vehicles can maneuver safety 
and efficiently through the intersection with adequate visibility.  An 
appropriately sized truck template should be utilized to consider a trash 
collection or delivery truck.   

 The existing building along Forsyth Boulevard near the north-south alleyway limits the 
sight distance between vehicles at the stop bar and pedestrians.  Since traffic along the 
alleyway will increase with the proposed development, sight distance improvements 
should be considered.   

237



 
  Traffic Impact Study  

Proposed US Capital Office Development 
8000 Block Forsyth Boulevard – Phase 1 and 2 

November 27, 2019 
 Page 23 of 43 

 
Sight Distance Limitations at Public Streets – Phase 1 

Both Brentwood Boulevard and Forsyth Boulevard allow on-street parking on both sides of the 
roadway near the intersection with the alleyways.  When vehicles are parked on the street, 
they are within the sight triangles of vehicles exiting from the alleyways.  This existing sight 
distance limitation is a safety concern, and any increase in traffic along the alleyways from the 
proposed development would only exacerbate this safety concern. The purple clouds in Figure 
2 illustrate the areas of concern.   
 
In order to minimize the sight distance concern, CBB recommends curb extensions (bulb-outs) 
be provided on both sides of Brentwood Boulevard at the east-west alleyway and along both 
sides of Forsyth Boulevard at the north-south alleyway.  These curb extensions would improve 
sight distance for vehicles exiting the alleyways on the public streets.  
 
General Site Plan Review – Phase 1 

Turning templates should be shown on the site plan by the developer or their design consultant 
to verify that delivery trucks can reasonably access the proposed loading docks and the public 
road system.  Similarly, the developer or their design consultant should verify with turning 
templates that a trash collection vehicle can properly maneuver in the proposed loading area 
to service the compactors or bins.  

 

Proposed Development – Phase 2 
  
Phase 2 of the proposed development consists of approximately 10,000 GSF of retail space on 
the ground floor, 251,500 SF of office space above and combined garage totaling 1,343 parking 
spaces.  Access would be provided with one entrance to the garage via Forsyth Boulevard in 
the location of the north-south alleyway and two garage access points via the east-west 
alleyway as well as access to loading docks via the east-west alleyway.   Exhibit 5 illustrates the 
preliminary site plan provided by others for Phase 2.   
 

Trip Generation – Phase 2 

Traffic forecasts were estimated for Phase 2 during both the AM and PM peak hours using the 
same ITE Trip Generation Manual assumptions as summarized in Phase 1. As can be seen in 
Table 4, Phase 2 of the development is expected to generate 310 new vehicular trips during 
the AM peak hour and 355 new vehicular trips during the PM peak hour.   
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Table 4: Trip Generation for Proposed US Capital Office Development – Phase 2 

Land Use Size 
Daily 

Traffic  

AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Trip Generation Based on ITE Data   

ITE Code 710: 
General Office  

251,500 
GSF 

2,450 250 40 290 45 245 290 

ITE Code 820: 
Shopping Center 

10,000 
GSF 

1,520 25 15 40 65 65 130 

Subtotal 3,970 275 55 330 110 310 420 

Common/Transit/Pedestrian  (760) (10) (10) (20) (30) (35) (65) 

Net Vehicular Trips 3,210 265 45 310 80 275 355 

 
The traffic generated by the proposed Phase 2 development was assigned to the adjoining 
roadway system based on the anticipated directional distribution identified for the Phase 1 
traffic.   All Phase 2 trips were assigned to the proposed garage driveways.  Exhibit 6 illustrates 
the site-generated traffic assignment for Phase 2 to the study intersections.   

Build Traffic Volumes – Phase 2 

The site-generated traffic from Phase 2 of the proposed development (Exhibit 6) was 
aggregated with the Build Traffic Volumes with Phase 1 (Exhibit 4) to reflect the total forecasted 
Build Traffic volumes with the full build out of the development. Exhibit 7 reflects the Build 
Traffic Volumes with Phase 1 and Phase 2 of the proposed development.   

Build Operating Conditions  

Each of the study intersections was re-evaluated using the methodologies described above. The 
results of the SYNCHRO evaluations are summarized for the full Build Conditions in Table 5.   
The full Build traffic conditions were evaluated and compared to the base conditions to 
determine cumulative impacts. It should be noted that the Maryland Avenue bike lane was 
assumed to be in place as part of the Full Build condition. As can be seen, the study intersections 
are expected to operate at LOS similar to the base conditions with some increases in delay.  
 
The eastbound approach of Forest Park Parkway Off-Ramp/Walinca Drive and Brentwood 
Boulevard still operates at LOS F overall during the AM peak hour, the westbound approach of 
Forest Park Parkway On-Ramp/Shaw Park Drive and Brentwood Boulevard still operates at LOS 
F during the PM peak hour, the westbound approach of Bonhomme Avenue and Brentwood 
Boulevard still operates at LOS E during the AM peak hour, and the long queues along Maryland 
Avenue would get longer with the added traffic from the proposed development.    
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Exhibit 6: Site-Generated Trips - Phase 2 Only
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Exhibit 7: Build Traffic Volumes - Phase 1 & Phase 2 of U.S. Capital Office Development
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Table 5: Traffic Operating Conditions – Build Traffic Volumes Phase 1 & 2 

Intersection/Approach 
AM Peak Hour PM Peak Hour 

Phase 1  Phase 1 & 2 Phase 1  Phase 1 & 2 

Maryland Avenue and Forsyth Boulevard – Signalized 

Eastbound Maryland Avenue A (7.1) 625’ TH A (7.9) 665’ TH A (9.1) 345’ TH A (9.6) 360’ TH 

Westbound Maryland Avenue A (5.5) 140’ TH A (5.6) 140’ TH C (33.9) 950’ TH C (38.1) 995’ TH 

Northbound Forsyth Boulevard D (47.7) 60’ LT D (47.7) 60’ LT D (52.5) 250’ LT D (52.5) 250’ LT 

Southbound Forsyth Boulevard D (52.5) 155’ TH D (52.9) 165’ TH D (49.0) 135’ TH D (49.3) 135’ TH 

Overall Intersection  B (16.4) B (16.9) C (33.2)  C (34.6)  

Maryland Avenue and Brentwood Boulevard – Signalized 

Eastbound Maryland Avenue B (10.3) 230’ TH B (13.5) 230’ TH B (16.5) 270’ TH B (17.8) 290’ TH 

Westbound Maryland Avenue B (16.4) 405’ TH B (18.0) 415’ TH B (10.0) m250’ TH B (10.4) m255’ TH 

Northbound Brentwood Boulevard B (12.1) 80’ RT B (12.1) 80’ RT B (17.1) 55’ LT C (23.8) 90’ LT 

Southbound Brentwood Boulevard D (52.4) 130’ TH D (53.0) 150’ TH D (41.8) 75’ TH D (43.1) 80’ TH 

Overall Intersection  B (17.2) B (19.2) B (14.9) B (17.1) 

Maryland Avenue and Meramec Avenue – Signalized 

Eastbound Maryland Avenue C (26.3) 475’ TH C (26.3) 475’ TH C (20.6) 335’ TH C (20.6) 335’ TH 

Westbound Maryland Avenue C (23.1) 580’ TH C (23.1) 580’ TH D (41.5) 895’ TH D (41.5) 895’ TH 

Northbound Meramec Avenue C (26.4) 50’ TH C (28.2) 50’ TH D (40.3) 105’ TH D (41.4) 165’ TH 

Southbound Meramec Avenue C (25.1) 140’ TH C (25.2) 140’ TH C (23.2) 110’ LT C (23.4) 110’ LT 

Overall Intersection  C (24.8) C (24.9) C (31.0) C (31.0) 

East-West Alleyway and Brentwood Boulevard – Side-Street Stop 

Westbound East-West Alleyway B (11.2) B (11.2) B (12.9) B (14.9) 

East-West Alleyway and North-South Alleyway – All-Way Stop 

Eastbound East-West Alleyway A (6.9) A (6.9) A (7.3) A (7.5) 
Westbound East-West Alleyway A (7.4) A (7.6) A (7.3) A (7.5) 
Northbound North-South Alleyway A (7.8) A (7.3) A (7.6) A (7.8) 
Southbound North-South Alleyway A (7.4) A (7.4) A (7.4) A (7.4) 
Overall Intersection  A (7.4) A (7.4) A (7.4) A (7.6) 

Proposed Garage Access/Parking Garage and North-South Alleyway – Side-Street Stop 

Eastbound East-West Alleyway  A (<1.0) A (<1.0) A (<1.0) A (<1.0) 

Westbound East-West Alleyway  A (5.8) A (6.0) A (3.5) A (3.5) 

Northbound Parking Garage A (9.6) A (9.7) B (10.7) B (10.6) 

X (XX.X) - Level of Service (Vehicular delay in seconds per vehicle) 
XXX’  AA = 95th percentile queue and the critical movement of the approach  

XXX’ AA = 95th Percentile queue extends beyond alleyway and the critical movement of the approach 
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Table 5: Traffic Operating Conditions – Build Traffic Volumes Phase 1&2 (Continued) 

Intersection/Approach 
AM Peak Hour PM Peak Hour 

Phase 1  Phase 1 & 2 Phase 1  Phase 1 & 2 

Forsyth Boulevard and Brentwood Boulevard – Signalized 

Eastbound Forsyth Boulevard B (15.6) 135’ TH B (16.1) 145’ TH B (14.9) 330’ RT B (16.1) 330’ RT 

Westbound Forsyth Boulevard C (29.1) 155’ TH C (28.1) 155’ TH C (34.5) 340’ TH D (39.4) 390’ TH 

Northbound Brentwood Boulevard C (29.8) 525’ LT C (29.8) 525’ LT C (33.6) 335’ LT C (35.2) 355’ LT 

Southbound Brentwood Boulevard D (44.6) 85’ TH D (41.2) 85’ TH D (47.9) 275’ TH D (50.7) 310’ TH 

Overall Intersection  C (26.8) C (26.8) C (31.1) C (33.9) 

Forsyth Boulevard and North-South Alleyway/Garage Ramp – Side-Street Stop 

Southbound North-South Alleyway B (11.0) B (13.8) C (14.9) C (21.0) 

Forsyth Boulevard and Meramec Avenue – Signalized 

Eastbound Forsyth Boulevard A (6.1) 65’ TH A (6.1) 65’ TH B (10.1) 95’ TH B (11.2) 95’ TH 

Westbound Forsyth Boulevard A (7.8) 55’ TH A (8.2) 55’ TH B (17.8) 145’ TH B (18.3) 145’ TH 

Northbound Meramec Avenue B (10.3) 40’ TH B (11.0) 40’ TH B (12.1) 115’ TH B (12.1) 115’ TH 

Southbound Meramec Avenue B (12.4) 120’ TH B (12.3) 120’ TH B (14.9) 85’ TH B (15.3) 85’ TH 

Overall Intersection  A (8.2) A (8.5) B (14.1) B (14.3) 

Carondelet Avenue and Brentwood Boulevard – Signalized 

Westbound Carondelet Avenue D (43.8) D (43.8) D (51.0) D (51.0) 

Northbound Brentwood Boulevard A (1.1) A (1.1) A (3.3) A (3.3) 

Southbound Brentwood Boulevard A (<1.0) A (<1.0) A (7.3) A (7.8) 

Overall Intersection  A (1.6) A (1.6) A (9.2) A (9.3) 

Bonhomme Avenue and Brentwood Boulevard – Signalized 

Eastbound Bonhomme Avenue A (<1.0) A (<1.0) A (<1.0) A (<1.0) 

Westbound Bonhomme Avenue E (65.6) E (65.6) D (39.6) D (39.6) 

Northbound Brentwood Boulevard A (9.4) A (9.9) A (9.4) A (9.6) 

Southbound Brentwood Boulevard B (14.1) B (14.1) B (15.2) B (15.8) 

Overall Intersection  B (12.6) B (12.8) B (18.4) B (18.5) 

Westbound Forest Park Parkway On-Ramp/Shaw Park Drive and Brentwood Boulevard – Signalized 

Westbound Shaw Park Drive D (38.7) D (38.7) F (108.7) F (108.8) 

Northbound Brentwood Boulevard B (12.9) B (13.4) C (23.4) C (23.4) 

Southbound Brentwood Boulevard A (6.8) A (6.8) B (16.8) B (17.7) 

Overall Intersection  B (14.4) B (15.1) D (36.1) D (36.1) 

Eastbound Forest Park Parkway Off-Ramp/Walinca Drive and Brentwood Boulevard – Signalized 

Eastbound Forest Park Parkway Off-
Ramp 

F (>200) F (>200) C (24.7) C (25.7) 

Westbound Walinca Drive A (4.3) A (4.3) A (<1.0) A (<1.0) 

Northbound Brentwood Boulevard A (3.5) A (3.5) A (3.5) A (3.6) 

Southbound Brentwood Boulevard A (10.0) B (14.7) B (14.5) B (14.6) 

Overall Intersection  F (124.9) F (127.9) B (13.1) B (13.3) 

X (XX.X) - Level of Service (Vehicular delay in seconds per vehicle) 
XXX’  AA = 95th percentile queue and the critical movement of the approach  

XXX’ AA = 95th Percentile queue extends beyond alleyway and the critical movement of the approach 
 
 

244



 
  Traffic Impact Study  

Proposed US Capital Office Development 
8000 Block Forsyth Boulevard – Phase 1 and 2 

November 27, 2019 
 Page 30 of 43 

 
Closer to the proposed development, the operating conditions at Brentwood Boulevard and 
Forsyth Boulevard would continue to degrade.   The combination of Phase 1 and Phase 2 trips 
from the proposed office development are expected to increase the westbound left-turn 
volume from Forsyth Boulevard to Brentwood Boulevard to levels that effectively make one of 
the westbound lanes along Forsyth Boulevard at Brentwood Boulevard a left-turn lane.  The 
additional traffic would also increase the westbound queue lengths such that they would 
frequently block the alleyway/garage exit extending to Meramec during the PM peak hour.  
Providing a separate westbound left-turn lane and separating the left-turn vehicles from the 
through vehicles would improve operations at the intersection and significantly shorten the 
westbound queues so that vehicles are not frequently blocking the vehicles attempting to exit 
the alleyway/garage.   
 
The forecasted number of westbound left-turns at the garage entrance for Phase 1 & 2 would 
exceed typical warrants for the installation of a separate westbound left-turn lane on Forsyth 
Boulevard at the garage entrance.    
 
In order to minimize the impacts of the proposed development at the intersection of Forsyth 
Boulevard and Brentwood Boulevard, a separate westbound left-turn lane should be 
considered along Forsyth Boulevard at Brentwood Boulevard.  The intersection operations 
assuming the construction of a westbound left-turn lane is summarized in Table 6.  With the 
addition of a westbound left-turn lane, the westbound queues would be reduced, which would 
not be expected to block the garage entrance.   
 

Table 6: Traffic Operating Conditions – Build Traffic Conditions with Added WB Left-Turn 
Lane   

Intersection/Approach 

AM Peak Hour PM Peak Hour 

Base Traffic 
Build Phase 1 

Improved 
Build Phase 1 & 

2 Improved 
Base Traffic  

 Build Phase 1 
Improved 

Build Phase 1 & 
2 Improved 

Forsyth Boulevard and Brentwood Boulevard – Signalized   

Eastbound Forsyth B (15.3) 125’ TH B (15.8) 125’ TH B (15.8) 145’ TH B (14.0) 315’ RT C (29.2) 390’ RT C (29.4) 400’ RT 

Westbound Forsyth  C (29.3) 135’ TH C (23.6) 100’ TH C (23.9) 100’ TH C (33.3) 315’ TH C (23.0) 215’ TH C (24.9) 260’ TH 

Northbound 
Brentwood 

C (28.9) 525’ LT C (24.4) 345’ LT C (24.4) 345’ LT C (31.4) 300’ LT D (35.3) 310’ LT D (40.6) 340’ LT 

Southbound 
Brentwood 

D (45.5) 80’ TH C (29.0) 90’ TH C (29.0) 90’ TH D (44.4) 245’ TH D (38.1) 260’ TH D (47.8) 310’ TH 

Overall Intersection  C (26.4) C (22.0) C (22.2) C (28.9) C (31.2) C (34.9) 
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Areas of Concern – Phase 2 

A detailed site plan was not specifically provided by the applicant for the traffic study, but there 
are some potential concerns related to sight distance based the conceptual plan provided.  
Figure 3 graphically identifies the areas of concerns for Phase 2.   
 
Alleyway Width and Utility Conflicts – Phase 2   

As noted in the existing conditions, the east-west alleyway between Meramec and the north-
south alleyway is currently narrow with obstructions that limit their effective widths.  It is our 
understanding that the City of Clayton will require the developer to widen both alleys to 24 
feet (building face to building face) along the frontage of the proposed development and to 
remove the utility poles. 
 
Phase 2 of the development eliminates the north-south alleyway as well as the head-in parking 
along the north-south alleyway as proposed in Phase 1 and introduces a new garage access 
ramp. 
  
Sight Distance Limitations per Site Plan – Phase 2  

The garage access points and the proposed building may limit the sight distance and/or turning 
radii at several locations, see the blue clouds in Figure 3 which illustrate these areas of concern.   

 Turning templates and sight distance triangles should be shown on supplemental 
drawings provided by the developer or their design consultant to verify that vehicles 
can maneuver safety and efficiently through the intersection with adequate visibility.  

 CBB recommends that, as the development plan progresses, the developer verify the 
sight lines between the pedestrians along Meramec and vehicles in the east-west 
alleyway as well as pedestrians along Forsyth and vehicle exiting the garage ramp to 
minimize conflicts.   

Sight Distance Limitations at Public Streets – Phase 2 

 Brentwood Boulevard, Forsyth Boulevard and Meramec Avenue allow on-street 
parking on both sides of the roadway near the intersections with the alleyways.  Similar 
to comments for Phase 1, CBB recommends curb bulb extensions to improve sight 
distance for vehicles exiting the alleyways/garage ramps for vehicular and pedestrian 
safety.  
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Figure 3 – Areas of Concern – Phase 2 

 

General Site Plan Review – Phase 2 

 Turning templates should be shown on the site plan by the developer or their design 
consultant to verify that delivery trucks can reasonably access the proposed loading 
docks and the public road system.  Similarly, the developer or their design consultant 
should verify with turning templates that a trash collection vehicle can properly 
maneuver in the loading area to service the compactors or bins.  
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20-Year Conditions 

Before considering the potential design year impacts of the proposed redevelopment, it was 
necessary to establish a baseline forecast to reflect the future 20-year traffic conditions without 
the proposed development.  To that end, a 20-Year No-Build scenario was developed to 
evaluate conditions and provide a basis of comparison between the 20-Year No-Build and Build 
conditions.   

Planned Developments in the Study Area 

It is our understanding that developments in Clayton have been approved that would impact 
the corridors which serve the proposed 8000 Block of Forsyth Boulevard development.  
Specifically, the Centene Campus development would impact the study area, along Maryland 
Avenue and Forsyth Boulevard. As a result, the site-generated trips from the Centene Campus 
study, completed by CBB dated July 26, 2016, were included in the 20-Year No-Build Traffic 
Volumes.  

20-Year No-Build Traffic Volumes  

The site-generated trips for the nearby approved development in the Clayton CBD were 
aggregated with the Base Traffic Volumes (Exhibit 2), resulting in Exhibit 8 20-Year No-Build 
Traffic Volumes.  

20-Year Build Traffic Volumes  

The proposed development Phase 1 site-generated trips (Exhibit 3) were aggregated with the 
20-Year No-Build Traffic Volumes (Exhibit 8).  Exhibit 9 reflects the 20-Year Build Traffic 
Volumes for Phase 1. The proposed development Phase 2 site-generated trips (Exhibit 6) were 
aggregated with the 20-Year Build Phase 1 Traffic Volumes (Exhibit 9). Exhibit 10 reflects the 
20-Year Build Traffic Volumes for Phase 1 and Phase 2. 
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Exhibit 8: 20-Year No-Build Traffic Volumes
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Exhibit 9: 20-Year Build Traffic Volumes - Phase 1 Only
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Exhibit 10: 20-Year Build Traffic Volumes - Phase 1 & 2 of U.S. Capital Office Development
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20-Year No-Build and Build Traffic Conditions 

The 20-Year No-Build and Build Traffic Volumes were reanalyzed using the same methodologies 
applied to the Base and Build Traffic Volumes.  The forecasted levels of service and average 
delays at each study intersection for the 20-Year No-Build and 20-Year Build Conditions are 
summarized in Table 7.  Again, the Maryland Avenue bike lane modifications are included in 
both the 20-Year No-Build and 20-Year Build conditions.  
 
As can be seen, many of the study intersections are still expected to operate at desirable levels 
of service overall, even with the additional trips from nearby approved developments. Again, 
the eastbound approach of Forest Park Parkway Off-Ramp/Walinca Drive and Brentwood 
Boulevard still operates at LOS F during the AM peak hour, the westbound approach at Forest 
Park Parkway On-Ramp/Shaw Park Drive and Brentwood Boulevard still operates at LOS F 
during the PM peak hour, and the westbound approach of Bonhomme Avenue and Brentwood 
Boulevard still operates at LOS E during the AM peak hour.  
 
As the approved development (by others) occurs over the next 20 years, the northbound and 
westbound approaches at the Forsyth Boulevard at Maryland Avenue intersection are expected 
to degrade during the PM peak hour.   This is due in part to the heavy northbound left-turn and 
westbound through movements, the proposed lane reduction on Maryland Avenue, and the 
need to serve pedestrians crossing at the signal.    
 
The Maryland Avenue and Forsyth Boulevard intersection has a volume to capacity ratio (v/c) 
ranging from 0.90 and 0.94 for the westbound through and the northbound left-turn 
movements, respectively, in the 20-Year No-Build Condition and v/c ratios ranging from 0.93 
to 0.98, respectively, in the 20-Year Build Condition.  The v/c ratios of these competing 
movements indicate that the intersection will be nearing its capacity in the 20-Year Build 
condition.     

 

Similarly, the intersection of Forsyth Boulevard at Brentwood Boulevard has v/c ratios of 0.97 
for both the northbound left-turn and the westbound through movements in the 20-Year No-
Build condition, indicating that the intersection will also already be very near the available 
capacity in the No-Build condition.   
 
Without improvements, the northbound left-turn v/c ratio at the intersection of Forsyth 
Boulevard at Brentwood Boulevard increases to 1.01 during the 20-Year Build Phase 1 condition 
and 1.06 during the 20-Year Build Phase 1 & 2 Condition.  The westbound movement v/c ratio 
at the intersection of Forsyth Boulevard at Brentwood Boulevard increases to 1.02 during the 
20-Year Phase 1 and 1.13 in the 20-Year Phase 1 & 2 Condition.  These v/c ratios indicate that 
the intersection will be beyond its functional capacity.      
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Table 7: Traffic Operating Conditions – 20-Year No-Build and 20-Year Build Traffic Volumes 

Intersection/Approach 

AM Peak Hour PM Peak Hour 

20-Year 
No-Build 

20-Year Build – 
Phase 1 

20-Year Build – 
Phase 1 &2 

20-Year 
No-Build 

20-Year Build – 
Phase 1 

20-Year Build – 
Phase 1 &2 

Maryland Avenue and Forsyth Boulevard – Signalized 

Eastbound Maryland Avenue A (9.1) 755’ TH A (9.1) 815’ TH A (9.4) 815’ TH B (11.7) 320’ TH B (12.0) 325’TH B (12.0) 335’TH 

Westbound Maryland Avenue 
A (5.8) 135’ TH A (5.9) 140’ A (6.0) 140’ D (44.3) 935’ TH D (48.9) 985’ TH  E (61.1) 1,025’ TH 

V/C=0.97 

Northbound Forsyth Boulevard 
D (47.2) 90’ LT D (46.2) 95’ LT D (45.3) 95’ LT D (53.8) 325’ LT D (52.5) 320’ LT E (59.8) 320’ LT 

V/C=1.03 

Southbound Forsyth Boulevard D (52.1) 150’ TH D (52.5) 155’ TH D (52.9) 155’ TH D (48.7) 100’ TH D (48.7) 100’ TH D (48.7) 130’ TH 

Overall Intersection  B (17.0) B (17.0) B (17.3) D (38.9) D (40.4) D (47.0) 

Maryland Avenue and Brentwood Boulevard – Signalized 

Eastbound Maryland Avenue A (9.6) 200’ TH B (10.9) 85’ TH B (12.6) 100’ TH B (18.2) 315’ TH B (19.6) 330’ TH C (21.1) 350’ TH 

Westbound Maryland Avenue B (16.9) 440’ TH B (17.7) 440’ TH B (17.7) 440’ TH B (11.0) m255’ TH B (11.4) m255’ TH B (12.0) m260’ TH 

Northbound Brentwood Boulevard B (11.8) 80’ RT B (11.8) 80’ LT B (14.4) 80’ LT B (12.2) 40’ LT B (16.3) 55’ LT C (23.2) 55’ LT 

Southbound Brentwood Boulevard D (52.3) 125 TH D (52.5) 135’ TH D (52.5) 135’ TH D (40.0) 65’ TH D (41.1) 75’ TH D (41.2) 75’ TH 

Overall Intersection  B (16.8) B (17.7) B (18.6) B (14.6) B (16.0) B (18.3) 

Maryland Avenue and Meramec Avenue – Signalized 

Eastbound Maryland Avenue C (28.0) 615’ TH C (29.4) 610’ TH C (29.4) 610’ TH C (26.6) 365’ TH C (26.1) 365’ TH C (26.2) 365’ TH 

Westbound Maryland Avenue C (24.6) 655’ TH C (24.6) 655’ TH C (24.6) 655’ TH D (48.4) 965’TH D (48.0) 965’ TH D (48.0) 965’ TH 

Northbound Meramec Avenue C (31.0) 45’ TH C (29.3) 50’ TH C (29.3) 50’ TH D (38.0) 135’ TH D (37.9) 145’ TH D (38.2) 155’ TH 

Southbound Meramec Avenue C (25.1) 140’ TH C (25.1) 140’ TH C (25.1) 140’ TH C (23.2) 110’ LT C (23.4) 110’ TH C (23.6) 110’ TH 

Overall Intersection  C (26.3) C (26.5) C (26.5) D (35.9) D (35.7) D (35.8) 

East-West Alleyway and Brentwood Boulevard – Side-Street Stop 

Westbound East-West Alleyway A (10.0) B (10.7) B (11.1) A (9.5) B (13.5) C (15.6) 

East-West Alleyway and North-South Alleyway/Garage Entrance – All-Way Stop 

Eastbound East-West Alleyway A (7.0) A (6.9) A (7.0) A (7.0) A (7.3) A (7.8) 
Westbound East-West Alleyway A (7.1) A (7.4) A (7.6) A (6.9) A (7.3) A (7.6) 
Northbound North-South Alleyway A (6.4) A (7.7) A (7.3) A (6.8) A (7.6) A (8.0) 
Southbound North-South Alleyway A (7.1) A (7.3) A (7.5) A (7.1) A (7.4) A (7.5) 
Overall Intersection  A (7.0) A (7.5) A (7.3) A (7.0) A (7.4) A (7.8) 

Surface Parking Lot and Brentwood Boulevard – Side-Street Stop 

Westbound Surface Parking Lot A (<1.0)   A (9.6)   

Parking Garage and East-West Alleyway – Side-Street Stop 

Westbound East-West Alleyway  A (7.3) A (4.3)  B (10.7) B (10.8) 

Northbound Parking Garage   A (9.5) A (9.6)  A (3.5) B (10.8) 

X (XX.X) - Level of Service (Vehicular delay in seconds per vehicle) 
XXX’  AA = 95th percentile queue and the critical movement of the approach  

XXX’ AA = 95th Percentile queue extends beyond alleyway and the critical movement of the approach 
v/c = volume to capacity ratio 
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Table 5: Traffic Operating Conditions – 20-Year No-Build and 20-Year Build Traffic Volumes (Continued) 

Intersection/Approach 

AM Peak Hour PM Peak Hour 

20-Year 
No-Build 

20-Year Build – 
Phase 1 

20-Year Build – 
Phase 1 &2 

20-Year 
No-Build 

20-Year Build – 
Phase 1 

20-Year Build – 
Phase 1 &2 

Forsyth Boulevard and Brentwood Boulevard – Signalized   

Eastbound Forsyth Boulevard C (20.2) 230’ TH C (20.9) 245’ TH C (21.9) 270’ TH B (15.5) 365’ RT B (17.6) 385’ RT B (18.7) 405’ RT 

Westbound Forsyth Boulevard 
C (27.1) 160’ TH C (29.9) 160’ TH C (30.5) 165’ TH D (54.4) 575’ TH 

v/c= 0.97 
E (67.4) 615’ TH 

v/c = 1.02 
F (101.8) 710’ TH 

v/c = 1.13 

Northbound Brentwood Boulevard 
C (25.6) 525’ LT C (29.7) 525’ LT C (30.5) 525’ LT D (39.6) 380’ LT 

v/c=0.97 
D (48.1) 410’ LT 

v/c=1.01 
D (53.2) 430’ LT 

v/c=1.06 

Southbound Brentwood Boulevard D (45.3) 80’ TH D (43.6) 85’ TH D (43.6) 85’ TH D (48.0) 250’ TH D (52.4) 285’ TH E (58.3) 330’ TH 

Overall Intersection  C (25.2) C (27.6) C (28.4) D (38.5) D (46.2) E (60.3) 

Forsyth Boulevard and North-South Alleyway – Side-Street Stop   

Southbound North-South Alleyway A (9.1) B (10.6) B (13.6) C (15.2) C (16.0) C (25.8) 

Forsyth Boulevard and Meramec Avenue – Signalized   

Eastbound Forsyth Boulevard A (8.7) 95’ TH A (8.7) 115’ TH A (8.7) 115’ TH B (12.4) 125’ TH B (12.5) 130’ TH B (12.9) 130’ TH 

Westbound Forsyth Boulevard A (9.0) 75’ TH A (9.0) 75’ TH A (9.4) 80’ TH C (23.9) 255’ TH B (24.5) 260’ TH C (25.5) 265’ TH 

Northbound Meramec Avenue A (9.7) 30’ TH B (10.3) 40’ TH B (10.9) 40’ TH B (12.1) 115’ TH B (12.1) 115’ TH B (12.2) 115’ TH 

Southbound Meramec Avenue B (12.3) 125’ TH B (12.4) 125’ TH B (12.4) 125’ TH B (15.2) 85’ TH B (15.3) 85’ TH B (16.6) 85’ TH 

Overall Intersection  A (9.4) A (9.4) A (9.5) B (18.1) B (18.3) B (18.8) 

Carondelet Avenue and Brentwood Boulevard – Signalized   

Westbound Carondelet Avenue D (43.8) D (43.8) D (43.8) D (51.0) D (51.0) D (51.0) 

Northbound Brentwood Boulevard A (1.1) A (1.1) A (1.1) A (3.3) A (3.3) A (3.3) 

Southbound Brentwood Boulevard A (<1.0) A (<1.0) A (<1.0) A (6.5) A (6.9) A (7.8) 

Overall Intersection  A (1.6) A (1.6) A (1.6) A (8.7) A (9.0) A (9.3) 

Bonhomme Avenue and Brentwood Boulevard – Signalized   

Eastbound Bonhomme Avenue A (<1.0) A (<1.0) A (<1.0) A (<1.0) A (<1.0) A (<1.0) 

Westbound Bonhomme Avenue E (65.6) E (65.6) E (65.6) D (38.3) D (38.3) D (38.3) 

Northbound Brentwood Boulevard A (9.0) A (10.1) A (11.1) A (9.6) A (9.7) A (9.9) 

Southbound Brentwood Boulevard B (14.3) B (14.3) B (14.3) B (14.1) B (15.2) B (16.2) 

Overall Intersection  B (12.4) B (13.0) B (13.6) B (17.7) B (18.1) B (18.6) 

Westbound Forest Park Parkway On-Ramp/Shaw Park Drive and Brentwood Boulevard – Signalized   

Westbound Shaw Park Drive D (38.7) D (38.7) D (38.7) F (110.0) F (110.1) F (110.2) 

Northbound Brentwood Boulevard B (12.5) B (12.7) B (13.3) C (22.9) C (22.9) C (22.9) 

Southbound Brentwood Boulevard A (7.1) A (7.5) A (7.3) B (17.2) B (17.8) B (18.9) 

Overall Intersection  B (14.2) B (14.3) B (14.6) D (36.4) D (36.4) D (36.4) 

Eastbound Forest Park Parkway Off-Ramp/Walinca Drive and Brentwood Boulevard – Signalized   

Eastbound Forest Park Parkway Off-Ramp F (>200) F (>200) F (>200) C (24.4) C (25.8) C (25.9) 

Westbound Walinca Drive A (4.3) A (4.3) A (4.3) A (<1.0) A (<1.0) A (<1.0) 

Northbound Brentwood Boulevard A (3.5) A (3.6) A (3.6) A (3.6) A (3.6) A (3.6) 

Southbound Brentwood Boulevard B (10.0) A (10.0) A (10.0) B (14.4) B (14.5) B (14.9) 

Overall Intersection  F (109.7) F (117.4) F (141.0) B (12.9) B (13.1) B (13.5) 

X (XX.X) - Level of Service (Vehicular delay in seconds per vehicle) 
XXX’  AA = 95th percentile queue and the critical movement of the approach  

XXX’ AA = 95th Percentile queue extends beyond alleyway and the critical movement of the approach; v/c = volume to capacity ratio 
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As previously recommended, a separate westbound left-turn lane should be considered along 
Forsyth Boulevard at Brentwood Boulevard as well as an additional eastbound left-turn lane on 
Forsyth Boulevard at the Garage Entrance.  The intersection operations assuming the 
construction of a westbound left-turn on Forsyth Boulevard at Brentwood Boulevard is 
summarized in Table 8.  With the addition of a westbound left-turn lane, the v/c ratios would 
be reduced to less than 0.9 for all movements for the Phase 1 condition, but would increase 
and approach 1.0 when Phase 2 is constructed.   
 
Table 8: Traffic Operating Conditions – 20-Year Build Traffic Volumes with Improvements  

Intersection/Approach 

AM Peak Hour PM Peak Hour 

20-Year Build 
Phase 1 

Improved 

20-Year Build 
Phase 1 & 2 
Improved 

20-Year Build 
Phase 1 

Improved 

20-Year Build 
Phase 1 & 2 
Improved 

Forsyth Boulevard and Brentwood Boulevard – Signalized 

Eastbound Forsyth C (21.2) 260’ TH C (21.1) 260’ TH C (30.7) 435’ RT D (40.2) 475’ RT 

Westbound Forsyth  
C (24.4) 125’ TH C (24.4) 125’ TH C (24.3) 295’ LT 

v/c = 0.86 
C (33.6) 425’ LT 

v/c = 0.98 

Northbound Brentwood 
C (24.0) 345’ LT C (21.7) 345’ LT D (43.5) 375’ LT 

v/c=0.89 
D (46.1) 400’ LT 

v/c=0.92 

Southbound Brentwood D (28.8) 90’ TH D (28.8) 90’ TH D (47.0) 275’ TH D (52.8) 330’ TH 

Overall Intersection  C (23.4) C (22.3) C (34.6) D (41.6) 

 
Even with the additional westbound left-turn lane on Forsyth Boulevard at Brentwood 
Boulevard, the westbound left-turn delays and queues are expected to be long in the design 
year.  Should the westbound left-turn queues reach the 425 FT as estimated, the queue would 
block Meramec Avenue, and motorist oriented to the south on Brentwood Boulevard may 
choose to use the downtown grid system and make the left-turn at Meramec Avenue (or other 
north/south roads such as Central or Bemiston) and use another east-west road such as 
Carondelet Avenue, Bonhomme Avenue or Shaw Park Drive to ultimately get to Brentwood 
Boulevard.   
 
Since Phase 2 of this project extends to Meramec Avenue, it would be advantageous to reserve 
the right-of-way along Forsyth Boulevard near Meramec Avenue so that long-term roadway 
improvements, such as left-turn lanes, could be constructed in the future, should other parcels 
redevelop.   
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Conclusions 
 
Based upon the preceding analyses, the following may be concluded regarding the traffic 
generation and impacts of the proposed 8000 Block of Forsyth Boulevard project – US Capital 
Office Development in Clayton, Missouri: 

 All but one of the study intersections currently operate at desirable levels of service 
overall (LOS C or better) during the both the AM and PM weekday peak hours in the 
base condition with some approaches operating at less than desirable levels of service.  
This is common for an urban area in the peak hours and based primarily on heavy 
existing vehicular volumes.  

 As previously documented by CBB, the addition of a dedicated bike facility and the 
associated reduction in vehicular travel lanes along Maryland Avenue is expected to 
result in increased congestion and queuing along that route during the peak hours. It is 
our conclusion that additional development that adds traffic volumes to Maryland 
Avenue in the peak direction of travel (like additional office development proposed as 
part of this study) is expected to worsen the congestion and queuing along Maryland 
Avenue and possibly introduce a shift of east-west traffic to Forsyth Boulevard. 

 Phase 1 of the proposed 8000 Block of Forsyth Boulevard US Capital Office Development 
is expected to generate 225 new vehicular trips during the AM peak hour and 270 new 
trips during the PM peak hour. 

 The impact of Phase 1 is mostly concentrated at the alleyway entrance intersections as 
well as Forsyth Boulevard at Brentwood Boulevard and Forsyth Avenue at Maryland 
Avenue. Phase 1 of the development has limited impacts to the adjacent study 
intersections, but queues from the nearby signals would be expected to frequently 
block the site’s access during the PM peak hour.  It should be noted that existing 
approaches operating at less than desirable levels will continue to operate as such.  

 Phase 2 of the proposed 8000 Block of Forsyth Boulevard US Capital Office Development 
is expected to generate 310 new vehicular trips during the AM peak hour and 355 new 
trips during the PM peak hour. 

 The cumulative impacts of Phase 1 and Phase 2 would further degrade the intersection 
of Forsyth Boulevard and Brentwood Boulevard, especially the westbound left-turn 
movement.  As a result, a westbound left-turn lane should be considered on Forsyth 
Boulevard at Brentwood Boulevard to mitigate the impacts of the proposed Phase 1 & 
Phase 2 office development.  

 An eastbound left-turn lane is warranted along Forsyth Boulevard at the proposed 
garage entrance for Phase 2 office development. 
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 The design year evaluations, which include the build out of approved developments by 

others in Clayton indicate that acceptable levels can be maintained at most of the study 
intersections with the aforementioned exceptions of those intersection approaches 
that already experience poor levels of service.   

o The intersection of Forsyth Avenue and Maryland Avenue will be near its 
capacity in the 20-Year No-Build and 20-Year Build conditions.  This is due in part 
to the heavy northbound left-turn and westbound through movements, the 
proposed lane reduction on Maryland Avenue, and the need to serve bikes and 
pedestrians at the signal.    

o Based on the 20-Year No-Build condition, the v/c ratios at the intersection of 
Forsyth Boulevard at Brentwood Boulevard would be nearing there functional 
capacity and have less than desirable operating conditions. 

o Based on the 20-Year Build Phase 2 condition, even with a separate westbound 
left-turn lane on Forsyth Boulevard at Brentwood Boulevard, the v/c ratios are 
expected to be approaching the functional capacity again and have less than 
desirable operating conditions and long queues.  The westbound left-turn 
queues are expected to extend from Brentwood Boulevard to Meramec Avenue, 
which may shift traffic patterns for the motorist oriented to the south on 
Brentwood Boulevard.  

o Since Phase 2 of this project extends to Meramec Avenue, it would be 
advantageous to reserve right-of-way along Forsyth Boulevard near Meramec 
Avenue so that long-term road improvements, such as separate left-turn lanes, 
could be constructed in the future.   

 Some signal timing changes will be prudent over time as the various developments are 
occupied.   

 A detailed site plan was not specifically provided for the traffic study, but there are some 
potential concerns related to sight distance based the conceptual plans provided.  
Figures 2 and 3 graphically identify the areas of concerns.   

o We concur with the City of Clayton that the width of the alleys should be 
widened to provide 24 feet (building face to building face) along the frontages 
of the proposed buildings and that the utility poles and other obstructions be 
removed.     

o It appears that several sight distance limitations may be created by the proposed 
building.  The concerns noted herein should be addressed by the developer or 
their design consultant by providing turning templates and marking sight 
distance triangles to verify that vehicles and pedestrians can maneuver safety 
and efficiently at all of the subject intersections with adequate visibility.  These 
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evaluations should consider buildings, private parking stalls, on-street parking 
stalls, and vegetation. 

o Turning templates should also be shown on the site plan by the developer or 
their design consultant to verify that delivery trucks can reasonably access the 
proposed loading dock and the public road system.   

o Similarly, verify with turning templates that a trash collection vehicle can 
properly maneuver in the loading area to service the compactors or bins.  

 
We trust that you will find this report useful in evaluating the traffic impacts associated with 
the proposed 8000 Block of Forsyth Boulevard – US Capital Office Development in Clayton, 
Missouri. Please contact Brian Rensing or myself in our St. Louis office (314) 308-6547 or 
Lcannon@cbbtraffic.com or Brian at (314) 449-9569 or Brensing@cbbtraffic.com should you 
have any questions or comments concerning this material. 
 
Sincerely, 

 
Lee Cannon, P.E., PTOE 
Principal – Traffic Engineer 
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City Manager 
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REQUEST FOR BOARD ACTION 

TO:  MAYOR HARRIS; BOARD OF ALDERMEN 
FROM:  DAVID GIPSON, CITY MANAGER   
  PATTY DEFORREST, DIRECTOR OF PARKS & RECREATION 
 
DATE:  MARCH 10, 2020  
 
SUBJECT: ORDINANCE - AN AMENDMENT TO THE CONTRACT WITH CHIODINI 

ARCHITECTS FOR ROOF DESIGN SERVICES FOR THE SHAW PARK 
ALL-SEASON RECREATION COMPLEX PROJECT  

 

The original contract for the Shaw Park All-Season Recreation Complex entered into by the City 
of Clayton with Chiodini Architects last year did not anticipate the inclusion of a roof.  As a 
result, we are bringing to you an amendment to that contract for fees associated with Design 
and Construction of the cover for the facility.  Chiodini proposes a percentage fee for the total 
construction cost of the roof.  The architect’s fee is 8.5% of the construction cost of the 
additional features.  The current estimated cost is approximately $4 million but with the fees for 
the base project, the actual dollar amount of the fee will vary depending on what the actual final 
contract cost turns out to be.   
 
On Monday, March 16, 2020, we are returning to the Architectural Review Board with a modified 
design that will hopefully receive approval in the coming weeks.  Once that approval is received, 
we will be prepared to issue Demolition and Site Work Bid Packages within two weeks of that 
approval.  Construction could begin as early as April.   
 
Recommendation: To approve an Amendment for Rink Roof Additional Services with Chiodini 
Architects to their original contract, executed on May 30, 2019.  Fees for the work under this 
amendment will be based upon 8.5% of the total construction cost of the additional features.  
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BILL NO. 6784 

 
ORDINANCE NO. _____ 

 
AN ORDINANCE APPROVING AN AMEMDMENT TO THE CONTRACT WITH CHIODINI 
ARCHITECTS FOR THE SHAW PARK ALL-SEASON RECREATION COMPLEX PROJECT  
______________________________________________________________________________ 
 
WHEREAS, The City of Clayton Board of Alderman is charged with the duty of planning for the 
recreational needs of residents and visitors, and how best to meet those needs; and 
 
WHEREAS, replacement and enhancement of the Shaw Park Ice Rink is critical in sustaining 
the quality of life expected in the City; and 

    
WHEREAS, the City has advertised for and invited proposals for Architectural Services for the 
Shaw Park All-Season Recreation Complex and Chiodini Architects was selected as the most 
qualified of those firms submitting qualifications.  
 
NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE CITY OF 
CLAYTON, MISSOURI AS FOLLOWS: 
 
 
Section 1. The Board of Aldermen approves on behalf of the City an amendment to the 
original agreement with Chiodini Architects for the Shaw Park All-Season Recreation Complex. 
This amendment sets the fee for additional work that is the result of the addition of a roof to the 
project at 8.5% of the final construction cost of the additional features in substantial conformity 
with the terms shown on Exhibit A attached hereto and incorporated herein by this reference as 
if set here in full, together with such changes therein as shall be approved by the officers of the 
City executing same which are consistent with the provisions and intent of this legislation and 
necessary, desirable, convenient or proper in order to carry out the matters herein authorized.  
The Mayor, City Manager and other appropriate City officials are hereby authorized to execute 
the Agreement and such additional documents and take any and all actions necessary, 
desirable, convenient or prudent in order to carry out the intent of this legislation.   
 
Section 2. This Ordinance shall be in full force and effect from and after its passage by the 
Board of Aldermen. 
 
Adopted the 10th day of March 2020. 
 
 
       _____________________________ 
       Mayor 
 
 
ATTEST: 
 
 
______________________________ 
City Clerk 
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1401 South Brentwood Blvd.  I  Suite 575  I  Saint Louis, Missouri 63144 

Exhibit A 
Amendment for Rink Roof Additional Services Scope of Work 

To 
Agreement for Professional Design Services 

Dated May 30, 2019 

Owner: City of Clayton, Missouri 
Consultant: Chiodini Architects 
Project Name: Shaw Park All-Season Recreation Complex – Rink Roof 

ADDITIONAL DESIGN SERVICES PROPOSAL: January 13, 2020

RE: Additional Design Services Proposal: City of Clayton, Missouri – Shaw Park All-Season 
Recreation Complex – Rink Roof 
Chiodini Project No. 2019.010.01 

ADDITIONAL SERVICES SCOPE OF WORK: 
Chiodini Architects (Architects) proposes to provide the Additional Professional Design Services to 
provide a roof covering the rink at the planned new Shaw Park All-Season Recreation Complex.  
Reference Attachment A – Rink Roof Concept dated December 02, 2019 (ARB Submittal Renderings) 

Budget & Schedule: 
I. The approved budget available for the roof portion of the scope of work is $4.5 million and is

inclusive of construction costs, all CMr and Architectural/Engineering Fees, Testing and
Inspections fees as well as Furniture, Fixtures, and Equipment for the facility

II. The new facility is expected to be operational and open to the public Summer 2021.

. 
FEE PROPOSAL: 
Chiodini Architects proposes to provide the Additional Design Services Scope of Work 
for the Roof for the Shaw Park All-Season Recreation Facility for a Percentage-Based 
Fee of 8.5% (Eight and one-half percent) of the cost of construction (as defined by the 
AIA B101). 

Approximate percentage-based fee of $352,535 (Three Hundred and Fifty-Two 
Thousand, Five Hundred and Thirty-Five Dollars) based on an approximate cost of 
construction of $4,147,465 (Four Million, One Hundred and Forty-Seven Thousand, 
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Four Hundred and Sixty-Five Dollars).  Fee to be adjusted as total cost of construction 
is determined. 
 
This fee is to be billed monthly on a percentage of completion basis with payment due 
within thirty (30) days of date of invoice. 
 
Compensation Design Services will be as follows: 
 
 Conceptual and Schematic Design   25% 
 Design Development     30%     
 Construction Documents     35% 
 Construction Phase Services    10% 
 
 
Chiodini Architects looks forward to continuing this project with the City of Clayton. 
 
Sincerely, 
CHIODINI ARCHITECTS 

 
Christopher L. Chiodini AIA, NCARB, LEED AP BD+C 
Managing Principal/Director of Architecture 
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City Manager 
10 N. Bemiston Avenue 
Clayton, MO  63105 

 
 
 
 
 
 

 

REQUEST FOR BOARD ACTION 

TO:  MAYOR HARRIS; BOARD OF ALDERMEN 
FROM:  DAVID GIPSON, CITY MANAGER (DG) 
  JANET K. WATSON, DIRECTOR OF FINANCE AND ADMINISTRATION 
DATE:  MARCH 10, 2020 
SUBJECT: ORDINANCE – 1ST QUARTER AMENDMENT TO THE FISCAL YEAR 2020 

BUDGET 
 

The City of Clayton reviews and adjusts budgeted revenues and expenditures on a quarterly basis to 
respond to changes as the fiscal year progresses and to update the Board regarding budgetary issues.  
As part of the quarterly budget review, staff is presenting for your consideration the first amendment to 
the Fiscal Year 2020 (FY20) budget.  Most of this amendment consists of projects or equipment that were 
budgeted last year but will now occur or be completed in FY20, and for the issuance of the 2019 Special 
Obligation Refunding (Refinancing) and Center of Clayton Improvement Bonds.  The proposed 
amendment is summarized in the table below: 
      

ALL FUNDS        
 FY 2020  1st Quarter  FY 2020    
 Original  Amendment  Budget After   % 

 Budget   Requested   Amendment   Change 

Beginning Fund Balance $35,290,180     $35,290,180    
Revenues $55,642,711   $10,929,388   $66,572,099   19.6% 
Expenditures $59,567,850   $13,871,077   $73,438,927   23.3% 
          Net Change   ($2,941,689)     
Ending Fund Balance $31,365,041     $28,423,352    

 
 
Below are further explanations, presented by fund, of the items included in this amendment.   
 
General Fund – No Change 
 
 
Equipment Replacement Fund 
 
Revenue – Net Increase of $400,000 
 

• Federal Grant – This is a federal grant of $400,000 for a project to upgrade select traffic signal 
components, install flashing yellow arrows, and implement a central management system and 
retiming/optimization of city traffic signals. 
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Expenditures – Net Increase of $883,380 
 

• Equipment and Projects funding moved to FY20 – The following vehicles, equipment and projects 
are being moved from last year to this fiscal year for completion: 
 Council Chamber Audio Visual System - $129,000 
 Facility Boiler Replacement - $56,465 
 Ambulance - $300,000 
 Dump Truck ($109,650), replacement of damaged vehicle ($26,000), and brine applicator 

($15,450) 
 Park golf cart - eliminated for $10,200 
 Traffic signal maintenance project – add an additional carryover amount of $257,015  

 
 
Capital Improvement Fund 
 
Revenue – Net Increase of $1,883,388 
 

• Transfer-in from 2014 General Obligation Bonds – Bond-funded FY19 project costs were delayed 
to this year for Brentwood Blvd. resurfacing ($999,298), Maryland Ave. resurfacing design 
($145,786), alleys ($186,943) and Davis Place microsurfacing ($37,848).  

• Federal Grant – A federal grant in the amount of $513,513 is being moved to FY20 for the 
construction phase of the Brentwood Blvd. resurfacing project. 

 
Expenditures – Net Increase of $2,971,422  
 

• Equipment and Projects funding moved to FY20 – The following vehicles, equipment and projects 
are being moved from last year to this fiscal year for completion: 

o #2 Oak Knoll Roof - $110,000 
o Curbs & Sidewalks - $94,851 
o Alleys - $186,943 
o Davis Place Microsurfacing ($285,058), and Forsyth/Meramec Microsurfacing ($67,008) 
o Brentwood Blvd. resurfacing ($1,512,811), and Maryland Ave. resurfacing design 

($145,786) 
o Facility improvements of the Fire Department kitchen remodel ($208,965), Brentwood Bldg. 

Exterior Improvements – Phase 1 ($285,000), and Bonhomme Garage pay station upgrade 
($75,000) 

 
 
Center of Clayton Bond Construction Fund 
 
Revenue – Net Increase of $5,300,000 
 

• Bond Proceeds – While the bonds were sold in September 2019 (FY19), the bonds were issued in 
early October (FY20) for the Center of Clayton renovations and this records the bond proceeds of 
$5,300,000. 

 
Expenditures – Net Increase of $1,174,000  
 

• Center of Clayton Renovation Costs – Originally, plans were for the Center renovations to be 
further along by the end of FY19, but additional funds of $1,115,000 need to be added for the 
remaining costs to be completed this year. 

• Bond Issuance Costs – This amendment is to record the bond issuance costs related to the 
portion of the 2019 bonds issued for the Center of Clayton renovations in the amount of $59,000. 
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Ice Rink Bond Construction Fund 
 
Revenue – No Change 
 
Expenditures – Net Decrease of $5,200,000  
 

• Ice Rink – Originally, construction of the Ice Rink was planned to be further along this year, 
therefore the budget is being reduced by $5,200,000 which is the amount projected to be spent 
next fiscal year to complete the project.  There will still be significant work that will occur this year 
once the project is approved. 

 
 
Debt Service Funds 
 
Revenue – Net Increase of $8,646,000 
 

• Refunding of 2009 Bonds – In 2019, the City refunded (refinanced) bonds issued in 2009 to save 
taxpayers $720,000 in interest over the life of the remaining bonds.  These bonds were issued in 
conjunction with the Center of Clayton renovation bonds.  Net bond proceeds of $8,646,000 were 
received and were paid directly to the bond trustee to pay-off the refunded bonds. 

 
Expenditures – Net Increase of $10,016,275  
 

• 2019 Bonds transferred to Trustee for Refunding of 2009 Bonds – The amount of $8,554,000 
represents the amount the City transferred to the bond trustee to refund the bonds. 

• Bond Issuance Costs for 2019 Bonds – This amendment is to record the bond issuance costs of 
$92,400 for the portion of the bonds related to refunding outstanding bonds. 

• Transfer-out of Bond Funds for Construction, 2014 General Obligation Bonds - Bond funded FY19 
project costs were delayed to this year for Brentwood Blvd. resurfacing ($999,298), Maryland Ave. 
resurfacing design ($145,786), alleys ($186,943) and Davis Place microsurfacing ($37,848). 

 
An ordinance is attached incorporating the recommended amendments to the FY20 budget.  Exhibit 1-1 
provides a fund summary of the effect of the recommended amendments and the percentage effect of 
the accumulated amendment on each fund.  Exhibit 1-2 lists the individual budget line items in this 
quarter’s amendment. 
 
Recommendation:  To approve the attached ordinance adopting an amendment to the FY20 budget 
with a net effect on the City’s fund balances of an increase of $6,384,311.   
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BILL NO. 

 
 
6785 

 

     
  ORDINANCE NO.    

 
 

AN ORDINANCE AMENDING THE FISCAL YEAR 2020 BUDGET  
AND APPROPRIATING FUNDS PURSUANT THERETO 

 
 
  
WHEREAS, the Board of Aldermen on September 11, 2019, adopted the annual budget for Fiscal Year 
2020 commencing October 1, 2019; and 

 
WHEREAS, the Fiscal Year 2020 budget is to be amended in the 1st quarter to account for significant 
changes in revenue and expenditures on a fund basis that may affect the budget by year end. 

 
NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF ALDERMEN OF THE CITY OF CLAYTON, 
MISSOURI, AS FOLLOWS: 
 
Section 1.  The annual Fiscal Year 2020 (FY20) budget for the City of Clayton, Missouri, commencing on 
October 1, 2019, is hereby amended as reported in Exhibit 1-1, attached hereto and incorporated herein 
by this reference, and described in detail in the narrative portions of Exhibit 1-2, also attached hereto and 
incorporated herein by this reference, and summarized below: 

      
 FY 2020  1st Quarter  FY 2020 
 Original  Amendment  Budget After 
 Budget   Requested     Amendment 

          Revenues $55,642,711   $16,229,388   $71,872,099  

          Expenditures $59,567,850   $9,845,077   $69,412,927  
 

 
Section 2.  Funds are hereby appropriated as set forth in said Exhibits 1-1 and 1-2.  The expenditure of 
the funds so appropriated shall be subject to the control of the City Manager. 
  
Section 3.  This ordinance shall be in full force and effect from and after its passage by the Board of 
Aldermen. 
 
Passed this 10th day of March 2020. 
 
 
          __________________________________________ 
          Mayor 
 
ATTEST: 
 
___________________________________     
City Clerk 
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City of Clayton    EXHIBIT 1-1 
1st Quarter Fiscal Year (FY) 2020 Budget Amendment    
     FY 20 Budget  
   FY 20 Original 1st Quarter After % 
Fund Fund Name Type Budget Amendment Amendment Change 

10 General Beginning Fund Balance  17,491,108  17,491,108  
 Fund Revenues 30,760,804 0  30,760,804 0.0% 

  Expenditures 31,053,701 0  31,053,701 0.0% 

    Ending Fund Balance 17,198,211 0  17,198,211 0.0% 

20 Sewer Lateral Beginning Fund Balance  30,164  30,164  
 Fund Revenues 97,040 0  97,040 0.0% 

  Expenditures 105,000 0  105,000 0.0% 

    Ending Fund Balance 22,204 0  22,204 0.0% 

21 Special Beginning Fund Balance 66,829  66,829  
 Business Revenues 504,970 0  504,970 0.0% 

 District Fund Expenditures 504,970 0  504,970 0.0% 

    Ending Fund Balance 66,829 0  66,829 0.0% 

50 Equipment Beginning Fund Balance 6,229,291  6,229,291  
 Replacement Revenues 2,246,532 400,000  2,646,532 17.8% 

  Expenditures 3,033,877 883,380  3,917,257 29.1% 

    Ending Fund Balance 5,441,946 (483,380) 4,958,566 -8.9% 

51 Capital Beginning Fund Balance 5,062,968  5,062,968  
 Improvement Revenues 8,389,757 1,883,388  10,273,145 22.4% 

 Fund Expenditures 7,549,217 2,971,422  10,520,639 39.4% 

    Ending Fund Balance 5,903,508 (1,088,034) 4,815,474 -18.4% 

62 
Center of 
Clayton Beginning Fund Balance (1,827,237)  (1,827,237)  

 Construction  Revenues 0 5,300,000  5,300,000 0.0% 

 Fund Expenditures 2,650,000 1,174,000  3,824,000 44.3% 

    Ending Fund Balance (4,477,237) 4,126,000  (351,237) -92.2% 

63 Ice Rink Beginning Fund Balance -190,778  -190,778  
 Construction  Revenues 10,200,000 0  10,200,000 0.0% 

 Fund Expenditures 9,200,000 (5,200,000) 4,000,000 -56.5% 

    Ending Fund Balance 809,222 5,200,000  6,009,222 642.6% 

All Debt Service Beginning Fund Balance 8,427,835  8,427,835  
 Funds Revenues 3,443,608 8,646,000  12,089,608 251.1% 

  Expenditures 5,471,085 10,016,275  15,487,360 183.1% 

    Ending Fund Balance 6,400,358 (1,370,275) 5,030,083 -21.4% 

  Beginning Fund Balances 35,290,180 0  35,290,180  

  TOTAL REVENUES 55,642,711 16,229,388  71,872,099 29.2% 

  TOTAL EXPENDITURES 59,567,850 9,845,077  69,412,927 16.5% 

    Ending Fund Balances 31,365,041 6,384,311  37,749,352 20.4% 
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City of Clayton  EXHIBIT 1-2 
1st Quarter Budget Amendment - FY 2020                         
    

Account # Account Name 
1st Quarter 
Amendment Description 

    
Revenue    
       
EQUIPMENT REPLACEMENT FUND     

50.10-425.10 Federal Grants 400,000  This is a federal grant for a project to upgrade 
select traffic signal components and optimize 
traffic signalization. 

CAPITAL IMPROVEMENTS FUND     

51.10-499.32 Transfer-in of Bond Funds for 
Construction 

1,369,875  Four projects had remaining amounts that 
needed to move to the current year due to 
project completion delays including alleys, 
Brentwood Blvd. resurfacing, Maryland Ave. 
resurfacing and Davis Place microsurfacing. 

51.10-425.11 Federal Grants 513,513  This is the federal grant portion of the Brentwood 
Blvd. resurfacing project that will now occur in 
FY20. 

CENTER OF CLAYTON BOND CONSTRUCTION FUND     

62.10-492.11 Bond Proceeds 5,300,000  This amount represents the bond proceeds 
received by the City for the Center renovations 
and parking lot improvements. 

DEBT FUNDS       

35.10-492.11 Bond Proceeds 8,646,000  This amount represents the bond proceeds that 
refinanced past bonds.   

Total Revenue Amendment $16,229,388    

    

Account # Account Name 
1st Quarter 
Amendment Description 

    
Expenditures        
EQUIPMENT REPLACEMENT FUND     

50.17.20-815 Technology Projects 129,000  Two facility projects budgeted last year will now  
50.40.42-850 Facility Improvements 56,465  occur in FY20 including the Council Chamber 

audio visual enhancements and a boiler 
replacement. 

50.30.30-800 Vehicles - Fire 300,000  The budget is being increased in FY20 for the  
50.40.41-800 Vehicles - PW Street Maintenance 109,650  delayed receipt of several vehicles and large  
50.40.40-800 Vehicles - PW Engineering 26,000  equipment items including an ambulance, dump  
50.50.64-800 Vehicles - Park Maintenance (10,200) truck, a damaged vehicle and a brine applicator.  
50.40.41-805 Equipment - PW Street Maintenance 15,450  Also, a parks golf cart budgeted this year was 

required to be replaced early and the budget is 
being reduced by that amount. 

50.40.45-805 Equipment - Traffic Signals 257,015  This is a federally funded project to upgrade 
select traffic signal components and optimize 
traffic signals.  Portions of the work were already 
budgeted and this adds prior year remaining 
work. 
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Account # Account Name 
1st Quarter 

Amendment Description 
    
CAPITAL IMPROVEMENT FUND     

51.50.64-870.13 Oak Knoll Park Improvements 110,000  The final project expenditures for the roof at Oak 
Knoll #2 were delayed to this year. 

51.40.41-820 Curbs & Sidewalks 94,851  Several project budgets are being moved to this year  
51.40.41-840.12 Microsurfacing 352,066  including sidewalks, alleys and two microsurfacing  
51.40.41-830 Alleys 186,943  projects (Davis Place and Forsyth Meramec). 

51.40.41-840.11 Street Resurfacing 1,658,597  Two large project are having costs moved to this 
year including Brentwood Blvd. construction and 
Maryland Ave. final design. 

51.40.42-850.10 Facility Improvements 568,965  Several facility projects will be completed this year 
including the Fire Department kitchen remodel, 
Brentwood Building exterior repairs and the 
Bonhomme Garage pay station upgrade. 

CENTER OF CLAYTON BOND CONSTRUCTION FUND     

62.50.10-645 Contribution to CRSWC for Center of 
Clayton Renovations 

1,115,000  This amendment adds funds to those already 
budgeted for the completion of the Center 
renovations this year. 

62.70.10-960 Bond Issuance Costs 59,000  This amount records the issuance costs for the 
Center of Clayton renovation bonds. 

ICE RINK BOND CONSTRUCTION FUND     

63.50.61-870.11 Ice Rink Improvements (5,200,000) This amount represents the reduction in the portion 
of the project expected to be completed this year. 

DEBT SERVICE FUNDS     

32..60-999.51 Transfer-out of Bond Funds for 
Construction 

1,369,875  Four projects had budget where the transfer of bond 
construction funds will now occur in FY20 due to 
project completion delays including alleys, 
Brentwood Blvd. resurfacing, Maryland Ave. 
resurfacing and Davis Place microsurfacing. 

35.70.10-960 Bond Issuance Costs - 2019 Bond Fund 92,400  These amounts are related to the refunding of bonds 
35.70.10-970 Transfer to Trustee - 2019 Bond Fund 8,554,000  issued in October to record the issuance costs and 

the refunding of the outstanding bonds. 

Total Expenditure Amendment 9,845,077  
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10 N. Bemiston Avenue 
Clayton, MO  63105 

 
 

 
 
 
 
 

REQUEST FOR BOARD ACTION 

TO:  MAYOR HARRIS; BOARD OF ALDERMEN 
FROM:  DAVID GIPSON, CITY MANAGER (DG)   

JUNE FRAZIER, CITY CLERK 
DATE:  MARCH 10, 2020 
SUBJECT: MOTION - DISPOSE OF RECORDS PER THE MISSOURI SECRETARY OF 

STATE GENERAL RECORDS RETENTION SCHEDULE 
 

As the Board is aware, it is the recommended guideline of the Secretary of State to formally approve 
the disposition of records at the Board of Alderman level, and to include a list which describes the 
record series including quantity to be disposed, the manner of destruction and destruction date. 

Below is a list of records staff is proposing to dispose. 
Fire Department – 2011-2017 

• ambulance narcotic logs 
• narcotic safe logs 
• received narcotic forms from pharmacy narcotic purchases 

* NOTE: the last two years of records will be retained which has been approved by the Drug 
Enforcement Agency and the Missouri Bureau of Narcotics and Dangerous Drugs. 
 
Based on the Board’s past discussions, staff has reviewed the records to assure that the retention 
schedules set forth by the Secretary of State have been satisfied, and that these records are no longer 
needed by staff. 
In following the Board’s request that a method of disposal be procured that assures maximum 
security/confidentiality of the records, the City has arranged for a company to come to City Hall and 
shred the records on-site.  This will occur in a timely manner upon approval of the motion by the Board 
of Aldermen.   
Recommendation: To approve a motion to dispose of the records as listed in conformance with the 
Missouri Secretary of State General Records Retention Schedule. 
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 Blues Home Opener Lunch
 Third year for event; highest attendance with approx. 600 guests

 Nacho bar by Mayana & Hot dog bar by Steve’s Hot dogs (HUGE HIT!)

 Free lunch, games, DJ, photo booth, special appearance by Louie and a 
continued celebration of the Stanley Cup Win!

 Fall Fest
 Kick off Fall season with themed activities throughout week

 “Pumpkin Tree” at City Hall, pumpkin carving contest, local retail mini 
market, trick-or-treat (CANCELLED DUE TO WEATHER), and mini concert 
at City Hall

 Game Night in the City
 A local restaurant hosts a game night each month 

 Nov. – Kingside Diner, Dec. – John P. Fields, Jan. – J. McGraughs

 Games include board games, video games, table-top games and tailgate 
games

 Due to poor attendance and restaurant participating, the event series 
was cancelled after the first 3 dates (Nov/Dec/Jan)

 Shop Clayton
 Continued efforts by City to increase traffic through more advertising 

 Retailers provided better incentives this year; higher attendance at 
their stores and higher sales 
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 Sip Series
 Intimate and educational series where guests sip, savor and learn about 

different varieties of alcohol types 

 Jan. – Sparkling Wine/Champagne at Herbie’s; 28 people 

 Upcoming Dates

 April – Bourbon/Rye by The Wine Merchant at Seven Gables Inn

 July – Japanese Cocktails by AKAR at Wydown Park 

 Oct – Red & White Wines at Sasha’s Wine Bar (tentative)

 Cardinals Home Opener Lunch

 Nacho bar by Mayana and Hot Dogs provided by Posh Nosh Deli, DJ, 
giveaways, photo booth and special guest appearance by Cards Alum Rick 
Ankiel (Home Opener Game at 3:15pm)

 Music & Wine Festival

 Bands: Little Dylan, The Usual Suspects, and Master Blaster

 Entertainment: Living Champagne Wall, Street performers and dancers

 Wine sold by regional vendors; food sold by local restaurants

 VIP experience pass, which will include special event seating, gourmet 
snack tray (local restaurants), wine samples, and branded wine merch. 
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 Restaurant Week (Winter & Summer)

 Winter Edition: January 13th -19th

 21 restaurants

 19,000+ diners

 $4,800 raised for Operation Food Search

 Summer Edition: July 13-19th

 Clayton Jazz Festival

 Saturday, Sept. 26th on N. Central Ave

 Partnering with the Silverman Brothers (jazz musicians)

 Musicians: Tracer, feat. Ptah Williams and Kim Fuller; The Steve Davis 
Superband, with vocalist Feyza Eren; Bach to the Future and Eric 
Marienthal; Futureman/Silverman, with Tracy Silverman and Futureman

 Food and beverage sold by local restaurants
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 October 2020
 16th – Party In the Patch
 26th through 31st – Fall Fest
 TBD – Blues Home Opener Lunch
 TBD - Breast Cancer Awareness BBQ

 November 2020
 1st – Special Olympics Half Marathon
 20th & 21st – Shop Clayton

 December 2020
 TBD – Holiday Tours at the Hanley House
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 January 2021
 11th through 15th – Clayton Restaurant Week
 30th - Firehouse Movie Night

 February 2021
 8th – Cupid’s Ball
 27th - Firehouse Movie Night

 March 2021
 14th – 20th Washington University Spring Break
 22nd – 26th Clayton School District Spring Break
 27th - Firehouse Movie Night

67



April 2021
 3rd – Bunny Hop
 TBD - Hanley House Herb Sale
 TBD – Cardinals Home Opener Lunch

May 2021
 12th – Parties in the Park
 21st – Washington University Commencement
 TBD - Veterans BBQ

 June 2021
 12th – Music and Wine Festival
 5th – Picnic in the Park 
 16th – Parties in the Park
 26th – Musical Nights at Oak Knoll
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 July 2021
 3rd – Aquatic Center Celebration
 14th – Parties in the Park
 19th through 24th – Clayton Restaurant Week
 24th – Musical Nights at Oak Knoll

August 2021
 11th – Parties in the Park
 28th - Musical Nights at Oak Knoll

 September 2021
 10th through 12th – Saint Louis Art Fair
 8th – Parties in the Park
 25th – Musical Nights at Oak Knoll
 TBD – Harvest Moon Festival
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 Retail & Restaurant Sales 

 Pedestrian Traffic & Good Attendance

 Brand Building & Place Making

 Engaged Event Participants (having fun)

 Benefits Special Business District
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 Event Description
 Celebration of St. Louis Blues 

Home Opener
 Free lunch catered by local 

restaurants, music, giveaways, 
special appearances by mascot, 
photo booth

 Location
 Clayton City Hall

 Date/Time
 TBD
 11:30am – 1:30pm

 Total Budget
 Expenses: $7,000 
 Revenue: $500
 Net: $6,500

 Event Goals 
 Pedestrian Traffic & Good 

Attendance (500+)
 Brand Building & Place Making
 Engaged Event Participants 

(having fun)

11



11

 Event Description
 Kick off Fall season with themed 

activities throughout the week
 Large Fall display at City Hall, 

baked goods and fall decor 
market, mini concert, and 
Halloween Trick-Or-Treat around 
town

 Location
 Downtown Clayton

 Date/Time
 Monday, Oct. 26th through 

Saturday, Oct. 31st

 TBD daily

 Total Budget
 Expenses: $5,000 
 Revenue: $0
 Net: $5,000

 Event Goals 
 Pedestrian Traffic & Good 

Attendance (1,500+)
 Retail & Restaurant Engagement 
 Brand Building & Place Making
 Engaged Event Participants 

(having fun)
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 Event Description
 A weekend dedicated to Clayton 

retailers before the busy holiday 
weekend, to offer customers 
discounts, giveaways and much 
more!

 Avoid big box stores and 
surrounding municipal retail 
competition. 

 Advertising provided by the City
 TV appearances, sidewalk 

decals, print & digital ads, 
social media

 Location
 Throughout Downtown Clayton, 

Clayton Road, DeMun and WyDown

 Date/Time
 Friday, November 20th & Saturday, 

November 21st

 Store Hours 

 Total Budget
 Expenses: $10,500 
 Revenue: $0
 Net: $10,500 

 Event Goals 
 Retail & Restaurant Sales
 Pedestrian Traffic & Good 

Attendance (1,500+)
 Brand Building & Place Making
 Benefits Special Business District
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 Event Description
 $25/$35 meals showcased at 

participating restaurants
 Give back to Operation Food 

Search
 Incentive program for 

restaurants and/or servers 
who have the highest funds 
raised

 Location
 Local restaurants

 Date/Time (tentative)
 January 11th – 17th or 18th - 24th

 Total Budget
 Expenses: $7,800
 Revenue: $0
 Net: $7,800

 Event Goals 
 Retail & Restaurant Sales
 Pedestrian Traffic & Good 

Attendance (20,000+)
 Benefits Special Business District
 Engaged Event Participants 

(having fun)
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 Event Description
 Celebration of St. Louis Cardinals 

Home Opener
 Free lunch catered by local 

restaurant, music, giveaways, 
special appearances by mascot 
and former player, photobooth

 Location
 Clayton Fire Department

 Date/Time
 TBD
 11:30am – 1:30pm

 Total Budget
 Expenses: $7,000 
 Revenue: $500
 Net: $6,500 

 Event Goals 
 Pedestrian Traffic & Good 

Attendance (500+)
 Brand Building & Place Making
 Engaged Event Participants 

(having fun)
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 Event Description
 Elegant evening including live 

music, wine, activities and 
surrounding in-store specials

 Food sold by restaurants in 
Carondelet Plaza

 Location
 Carondelet Plaza

 Date/Time
 June 12th

 5pm – 10pm

 Total Budget
 Expenses: $47,000 
 Revenue: $7,500
 Net: $39,500 

 Event Goals
 Retail & Restaurant Sales
 Pedestrian Traffic & Good 

Attendance (2500+)
 Brand Building & Place Making
 Engaged Event Participants
 Benefits Special Business District
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 Event Description
 Jazz street festival produced by 

Mike Silverman and his team
 Local jazz musicians to perform 

throughout afternoon and 
evening

 Local restaurants to vend food 
and beverage

 Location
 Downtown Clayton

 Date/Time
 Sept. 25
 4pm - 10pm

 Total Budget
 Expenses: $23,250 
 Revenue: $3,750
 Net: $19,500 

 Event Goals
 Retail & Restaurant Sales
 Pedestrian Traffic & Good 

Attendance (1,500+)
 Brand Building & Place Making
 Engaged Event Participants
 Benefits Special Business District
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 Event Description
 $25/$35 meals showcased at 

participating restaurants
 Give back to Operation Food 

Search
 Incentive program for 

restaurants and/or servers 
who have the highest funds 
raised

 Location
 Local restaurants

 Date/Time (tentative) 
 July 12th – 18th

 Total Budget
 Expenses: $7,800 
 Revenue: $0
 Net: $7,800

 Event Goals 
 Retail & Restaurant Sales
 Pedestrian Traffic & Good 

Attendance (20,000+)
 Benefits Special Business District
 Engaged Event Participants 

(having fun)
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 Description
 Events based off current sports events
 Pep rally or watch party for local sports team
 Stanley Cup, World Series or any Play-Off related event

 Local events OT

 Total Budget
 Expenses: $6,500 
 Revenue: $0
 Net: $6,500 

 Event Goals 
 Pedestrian Traffic & Good Attendance (500+)
 Brand Building & Place Making
 Engaged Event Participants (having fun)
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Event FY20 Budget FY21 Proposed Difference

Blues Home Opener Lunch $6,000 $7,000 +$1,000

Fall Fest $5,000 $5,000 N/A

Shop Clayton $11,500 $10,500 -$1,000

Clayton Restaurant Week (Winter & Summer) $19,000 $15,600 -$3,400

Game Night Series $7,000 N/A -$7,000

Cardinals Home Opener Lunch $6,500 $7,000 +$500

Sip Series $15,000 N/A -$15,000

Music & Wine Festival (event & OT) $53,620 $50,729 -$2,891

Clayton Jazz Festival (event & OT) $30,540 $26,515 -$4,025

Parties in the Park (sponsorship & OT) $13,667 $13,927 +$260

Art Fair (sponsorship) $15,000 $15,000 N/A

Art Fair (meals) $2,600 $2,500 -$100

Art Fair (OT) $47,692 $49,122 +$1,430

Special Occasion Events N/A $6,500 +$6,500

Equipment $4,134 $4,134 N/A

Total $237,253 $213,527 -$23,726

Gross Cost
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Event Retail & 
Restaura
nt Sales

Pedestrian 
Traffic & 
Good 
Attendance

Brand 
Building & 
Place 
Making

Engaged 
Event
Participants

Benefits 
Special 
Business
District

Merchant 
Satisfaction

Cost Per 
Attendee

Estimated
Attendance

2019

Music in the City Y N Y Y Y Y $34.96 500

Music & Wine Festival Y Y Y Y Y Y $17.29 3,000

Clayton Restaurant 
Week - Summer

Y Y Y Y Y Y $1.89 18,000

Clayton’s Brews, Blues 
& BBQ Festival

N Y Y Y N N $19.50 600

Blues Home Opener 
Lunch

Y Y Y Y Y Y $15.01 600

Fall Fest Y N Y Y Y Y $25.53 150

Game Night (1-3)* N N N N N N N/A N/A

Shop Clayton Y Y Y Y Y Y $11.03 1,200

Sip Series (Wine only) Y Y Y Y N Y

2020

Clayton Restaurant 
Week – Winter

Y Y Y Y Y Y $0.40 19,310

Cardinals Home Opener 
Lunch

Y Y Y Y Y Y N/A N/A

*Cancelled after 3 events 
22
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THE CITY OF CLAYTON

Board of Aldermen
City Hall – 10 N. Bemiston Avenue

February 25, 2020
7:00 p.m.

Minutes

Mayor Harris called the meeting to order and requested a roll call.  The following individuals 
were in attendance:

Aldermen: Mark Winings, Joanne Boulton, Ira Berkowitz, Bridget McAndrew, and Susan Buse. 

Mayor Harris  
City Manager Gipson
City Attorney O’Keefe

Absent: Richard Lintz

Motion made by Alderman Boulton to approve the February 11, 2020 minutes. Alderman 
Winings seconded.

Motion to approve the minutes passed unanimously on a voice vote.

PUBLIC REQUESTS AND PETITIONS

None

A PUBLIC HEARING AND AN ORDINANCE TO CONSIDER APPROVING REZONING FROM 
C-1 NEIGHBORHOOD COMMERCIAL DISTRICT TO R-4 LOW DENSITY MULTIPLE FAMILY 
DWELLING DISTRICT FOR 114 GAY AVENUE

Mayor Harris opened the public hearing and requested proof of publication.

City Manager Gipson reported that this is a public hearing to solicit input regarding the proposed 
rezoning of the property located at 114 Gay Avenue from C-1 Neighborhood Commercial District to 
R-4 Low Density Multiple Family Dwelling District. This rezoning is at the request of Manlin 
Development, LLC, owner, to allow the construction of two, five-unit townhome developments. This 
project will also require approval of a Subdivision Plat at a future date.

City Manager Gipson stated that this application was tabled at the February 11 Board of Aldermen 
meeting and the public hearing left open pending an appeal on the site plan related to the project. 
He announced that this afternoon staff received a letter from the appellant requesting to withdraw 
the appeal. This is the result of an agreement reached between the applicant and the appellant on 
changes to the site plan and the height of a proposed fence.

City Manager Gipson noted that at this point staff has not had an opportunity to review those 
changes and determine whether they are significant enough to require additional review by the 
Clayton Architectural Review Board (ARB).
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Staff recommends the public hearing be held and the rezoning ordinance be approved. The site 
plan revisions will be reviewed and processed separately, either administratively by staff, or the 
ARB, if necessary.

Gabe DuBois, THD Design Group, addressed the Board, providing a brief summary of the plan.

In response to Mayor Harris’ question, Mr. DuBois confirmed that this is a condo project; price 
range is unknown at this time and that they estimate completion no later than the end of this
year.

In response to Alderman McAndrew’ question related to the appeal, Susan Hamra, appellant, 
addressed the Board confirming that she has withdrawn the appeal after meeting with the 
applicant/developer and both parties had come to an agreement.

In response to Alderman Buse’s question, Bruce Bartlet, owner of the entity that owns 114 Gay 
Avenue, addressed the Board stating that he is comfortable with the agreement with the 
appellant and with the proposed approval for rezoning the property. 

Alderman Winings introduced Bill No. 6780, an ordinance to approve rezoning from C-1
Neighborhood Commercial District to R-4 Low Density Multiple Family Dwelling for 
property located at 114 Gay Avenue to be read by title for the first time. Alderman 
Boulton seconded.

City Attorney O’Keefe reads Bill No. 6780, first reading, an Ordinance Providing for the 
Rezoning of Certain Property Located at 114 Gay Avenue from C-1 Neighborhood 
Commercial District to R-4 Low Density Multiple Family Dwelling District; Providing for 
the Change in the Zoning Map of the City of Clayton, Missouri; and Other Actions Related 
Thereto by title only.

The motion passed unanimously on a voice vote. 

Motion made by Alderman Winings that the Board give unanimous consent to 
consideration for adoption of Bill No. 6780 on the day of its introduction. Alderman 
Boulton seconded.

The motion passed unanimously on a voice vote.

Alderman Winings introduced Bill No. 6780, an ordinance to approve rezoning from C-1
neighborhood Commercial District to R-4 Low Density Multiple Family Dwelling for 
property located at 114 Gay Avenue to be read by title for the second time. Alderman 
Boulton seconded.

City Attorney O’Keefe reads Bill No. 6780, second reading, an Ordinance Providing for 
the Rezoning of Certain Property Located at 114 Gay Avenue from C-1 Neighborhood 
Commercial District to R-4 Low Density Multiple Family Dwelling District; Providing for 
the Change in the Zoning Map of the City of Clayton, Missouri; and Other Actions Related 
Thereto by title only.

The motion passed on a roll call vote: Alderman Winings – Aye; Alderman Boulton – Aye; 
Alderman Berkowitz – Aye; Alderman McAndrew – Aye; Alderman Buse – Aye; and 
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Mayor Harris – Aye. The bill, having received majority approval was adopted and became 
Ordinance No. 6641 of the City of Clayton.

A MOTION TO APPROVE A LIQUOR LICENSE UPGRADE FOR TAVCO HOLDINGS I, LLC 
D.B.A. THE WINE AND CHEESE PLACE AT 7435 FORSYTH BOULEVARD  

City Manager Gipson reported that TAVco Holdings I, LLC d.b.a. The Wine and Cheese Place is 
requesting to upgrade their current liquor license (all kinds of intoxicating liquor at retail by the 
package, including Sunday and special permit for wine, malt beverage and distilled spirit 
tastings) to sell all kinds of intoxicating liquor at retail by the drink, including Sundays, at 7435 
Forsyth Boulevard.

Aaron Zwicker, co-owner, addressed the Board to answer questions.

In response to Mayor Harris’ question, Mr. Zwicker explained that the classes held at the Wine 
and Cheese Place include tasting portions.

In response to Alderman Buse’s question, Mr. Zwicker confirmed that they did not send notice to 
the surrounding tenants or property owners.

Motion made by Alderman Winings to approve an upgraded liquor license for TAVco 
Holdings I, LLC d/b/a The Wine and Cheese Place. Alderman Boulton seconded.

The motion passed unanimously on a voice vote.

MOTION – TO APPROVE THE DESTRUCTION OF RECORDS IN ACCORDANCE WITH THE 
MISSOURI SECRETARY OF STATE RECORDS RETENTION SCHEDULE

City Manager Gipson reported that As the Board is aware, it is the recommended guideline of 
the Secretary of State to formally approve the disposition of records at the Board of Alderman 
level, and to include a list which describes the record series including quantity to be disposed, 
the manner of destruction and destruction date.

Below is a list of records staff is proposing to dispose.

Municipal Court – Prosecuting Attorney Files
• 2017 Closed PA files for minor traffic violations
• 2018 Closed PA files for minor traffic violations

Planning Department* 
• Building plans and drawings dated January 2014 through December 2014
• All permit documents for multi-family and commercial buildings no longer in existence
• Plumbing Permits – 

o Single Family Residential – All
o Multi Family - Repair, alteration, addition 
o Commercial - Repair, alteration, addition

• Mechanical Permits – 
o Single Family Residential – All
o Multi Family - Repair, alteration, addition
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o Commercial - Repair, alteration, addition 

• Building Permits – 
o Single Family Residential – Repair, alteration, addition
o Multi Family - Repair, alteration, addition
o Commercial - Repair, alteration, addition

* All permits for new construction of multi-family and commercial buildings will be kept for the 
existence of the building per City of Clayton Policy (Missouri Records Retention Schedule 
requires a minimum retention of 10 years for commercial and 5 years for residential.)
All permit applications and issued permit copies are retained in permanent files, separate from 
plans/drawings, and are not included in this request.

Mayor Harris stressed the importance of maintaining the City’s historical records (building
plans).
Motion made by Alderman Winings to approve the disposal of records as listed in the 
Board report. Alderman Boulton seconded.

The motion passed unanimously on a voice vote.

AN ORDINANCE TO APPROVE THE APPOINTMENTS OF CERTAIN BOARD OF 
DIRECTORS TO THE 25 NORTH CENTRAL COMMUNITY IMPROVEMENT DISTRICT (CID)

City Manager Gipson reports that on June 9, 2015 the City of Clayton created the 25 North Central 
Community Improvement District (CID) for the property located at 25 N. Central Avenue, now 
operating as The Ceylon. The CID imposes an additional 1% sales tax on restaurant and other 
retail sales.  The CID uses the revenues from the sales tax and special assessment to reimburse 
the Developer for certain eligible redevelopment costs totaling $1,500,000.  

The CID is governed by a five-member board of directors appointed by the Mayor with the consent 
of the Board of Aldermen.  Only registered voters residing within the CID and the authorized 
representatives of property owners within the CID may be appointed to the Board of Directors.  In 
this case, the Developer is the sole property owner within the CID. The CID is requesting that 
Ryan Bumb be reappointed, term expires July 8, 2023 and that Nicholas Van Sciever is appointed 
(replacing Mark Winschel), term expires July 8, 2023. 

Alderman Winings introduced Bill No. 6781, an ordinance to approve the Board of 
Director appointments to the 25 N. Central Avenue CID to be read by title for the first 
time. Alderman Boulton seconded.

City Attorney O’Keefe reads Bill No. 6781, first reading, an Ordinance of the City of 
Clayton, Missouri, Approving the Appointment of Certain Successor Directors to the 
Board of Directors for the 25 North Central Community Improvement District by title only.

The motion passed unanimously on a voice vote.

Motion made by Alderman Winings that the Board give unanimous consent to 
consideration for adoption of Bill No. 6781 on the day of its introduction. Alderman 
Boulton seconded.
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The motion passed unanimously on a voice vote.

Alderman Winings introduced Bill No. 6781, an ordinance to approve the Board of 
Director appointments to the 25 N. Central Avenue CID to be read by title for the second
time. Alderman Boulton seconded.

City Attorney O’Keefe reads Bill No. 6781, second reading, an Ordinance of the City of 
Clayton, Missouri, Approving the Appointment of Certain Successor Directors to the 
Board of Directors for the 25 North Central Community Improvement District by title only.

The motion passed on a roll call vote: Alderman Winings – Aye; Alderman Boulton – Aye; 
Alderman Berkowitz – Aye; Alderman McAndrew – Aye; Alderman Buse – Aye; and 
Mayor Harris – Aye. The bill, having received majority approval was adopted and became 
Ordinance No. 6642 of the City of Clayton.

Other
Alderman Winings reported on the following:

• CRSWC – The Center renovation project is continuing to move forward; The Center is 
scheduled to close during spring break; anticipated completion is May 15; attendance at 
the Center is down due to the construction; staff is working on new marketing to increase 
membership.

Alderman Boulton reported that Alderman Lintz is doing well.

Alderman Berkowitz reported on the following:
• CCF Major Gifts met today; discussed commitment of donations/gifts.
• Great reception for City Manager Gipson.

Alderman McAndrew reported on the following:
• CCF Board of Directors - welcomed several new members; presentation of audit. 
• Maryland Heights Community Center shooting - Chief Smith commented that it was a 

work-related event.

Alderman Buse stated that the reception for City Manager Gipson was great.

Mayor Harris reported on the following:
• CCF “All That Glitters” event is scheduled for February 28.
• Kudos on the reception for City Manager Gipson.
• Donations/gifts have been firmed up for the Shaw Park All-Season facility.

City Manager Gipson expressed his thanks and appreciation for the reception held last week. 

There being no further business the meeting adjourned at 7:30 p.m.

       ____________________________
       Mayor

ATTEST:
____________________________
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City Clerk
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City Manager
10 N. Bemiston Avenue
Clayton, MO  63105

REQUEST FOR BOARD ACTION 

TO:  MAYOR HARRIS; BOARD OF ALDERMEN

FROM:  DAVID GIPSON, CITY MANAGER
  GARY CARTER, ECONOMIC DEVELOPMENT DIRECTOR
    
DATE:  MARCH 10, 2020

SUBJECT: ORDINANCE – ESTABLISHING THE 7730 BONHOMME COMMUNITY 
IMPROVEMENT DISTRICT 

OVERVIEW:  

Silverwest-I Clayton LLC (the “Developer”), which is an affiliate of Denver-based Silverwest Hotels, intends 
to redevelop the property located at 7730 Bonhomme into first-class hotel consisting of approximately 268 
rooms, and featuring a new rooftop pool, restaurant and bar, fitness center with panoramic views, and 
approximately 17,000 square feet of event space.  As part of this project, the Developer anticipates 
potential significant improvements or additions to the infrastructure and public spaces associated with the 
hotel, including, but not limited to, the parking garage, streetscape improvements, porte cochere, sidewalks 
and landscaping.  To assist in financing this redevelopment, the Developer has petitioned the City to create 
a Community Improvement District (the “CID”) on the hotel pursuant to the Community Improvement 
District Act, Sections 67.1401 to 67.1571, RSMo. (the “CID Act”).  The CID will impose an additional 1% 
sales tax on hotel and other retail sales for up to 30 years. The CID will use the sales tax revenues to pay 
for certain eligible project costs, $2,900,000.  The attached ordinance: 

• Approves the petition to establish the CID;
• Appoints a Board of Directors for the CID; and
• Directs the City Clerk to notify the Department of Economic Development that the CID has 

been established (as required by the CID Act). 

APPROVAL OF CID PETITION AND APPOINTMENT OF BOARD OF DIRECTORS:

The petition to establish the CID defines the basic scope of the CID, including its boundaries and its ability 
to seek voter approval of the aforementioned CID sales tax (in this case, the CID Act provides that the only 
qualified voter to vote on these matters is the sole property owner within the CID, which is currently the 
Developer).  If the attached ordinance is passed, the CID will be established as a separate political 
subdivision and will be a separate legal entity from the City.  

The CID will be governed by a six-member board of directors appointed by the Mayor with the consent of 
the Board of Aldermen. Under state law, only registered voters residing within the CID and the authorized 
representatives of property owners within the CID may be appointed to the Board of Directors.  In this 
case, the Developer is be the sole property owner within the CID and has designated the five voting 
persons named in the attached ordinance to be considered for appointment to the board of directors. In 
addition, the City of Clayton City Manager or the manager’s designee will be a non-voting board member. 
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City Manager
10 N. Bemiston Avenue
Clayton, MO  63105

REQUEST FOR BOARD ACTION 

TO:  MAYOR HARRIS; BOARD OF ALDERMEN

FROM:  DAVID GIPSON, CITY MANAGER  
  SUSAN ISTENES, AICP, DIRECTOR OF PLANNING & DEV. SERVICES
  
DATE:  MARCH 10, 2020

SUBJECT: ORDINANCES - REZONING & A PLANNED UNIT DEVELOPMENT FOR  
FORSYTH POINTE DEVELOPMENT AT 8001-8049 FORSYTH 
BOULEVARD

This is a public hearing to solicit input regarding a proposed rezoning and related Planned Unit 
Development (PUD) to be granted to Forsyth Acquisitions, LLC & Commerce Bank for a mixed-
use development to be known as Forsyth Pointe. The properties are currently addressed 8001-
8049 Forsyth Boulevard.

The subject site is 90,904 square feet and is located on the north side of Forsyth Boulevard 
between North Brentwood Boulevard and North Meramec Avenue. The eastern two-thirds of the 
site (8001-8027 Forsyth) has a zoning designation of High Density Commercial (HDC) and the
property addressed 8049 Forsyth has a zoning designation of Planned Unit Development (PUD).
The properties with a zoning designation of HDC are also located in the Downtown Core Overlay 
District. The site is currently developed as a surface parking lot and two-story office buildings and a 
former restaurant and is surrounded by office and retail uses.

REZONING
Planned Unit Developments are a distinct zoning district and therefore, an application to rezone 
the subject property from HDC and Downtown Core Overlay, to a Planned Unit Development 
District (PUD) was filed by the developer. 

PROJECT DESCRIPTION

The applicant proposes to demolish the existing parking lot and structures and construct two mixed 
use commercial/office towers and a parking garage.  The west tower (Tract A) will have 
approximately 11,484 square feet of ground floor retail space and 226,152 square feet of office 
space and is proposed to be 14-stories in height.  The east tower (Tract C) will have approximately 
6,571 square feet of ground floor retail space and 267,591 square feet of office space and is 
proposed to be 16 stories in height.  Structured parking will be developed on Tract B, providing 
1,257 parking spaces including 40 spaces available for public parking. Approximately 2 levels of 
the structured parking will be underground on the east side of the project for a total of 7 stories in 
height.  On the top of the parking structure, a roof top terrace garden is proposed. Access to the 
parking structure on site is proposed from the existing east-west alley off Brentwood Boulevard.
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Notice of this request was sent to property owners within 200 feet of the subject property. 1

Background

The Plan Commission/Architectural Review Board met on February 03, 2020, and February 18,
2020. The Board decided to have the applicant return to the meeting of March 2, 2020, with the 
revised plans for this project. The Board recommended approval of the rezoning to a Planned Unit 
Development (PUD) to the Board of Alderman. The Board also approved the Site Plan Review on 
February 18, 2020 meeting.

PROJECT DESCRIPTION

The subject site is 90,980 square feet and located on the north side of Forsyth Boulevard between 
North Brentwood Boulevard and North Meramec Avenue. The site is currently made up of multiple 
properties located at 8001, 8015, 8019, 8023, and 8027 Forsyth Boulevard and 15 North Meramec 
Avenue; these properties have a zoning designation of HDC High Density Commercial District and 
are within the Downtown Core Overlay District. The property located at 8049 Forsyth Boulevard 
has a zoning designation of Planned Unit Development. The site is currently made up of eleven 
parcels improved with two-story buildings and a surface parking lot. Adjacent land uses include a 
Special Development District with office/commercial to the west and office/ retail uses to the north, 
east and south. 

The proposed project consists of the demolition of the existing parking lot and structures. The 
applicant is seeking to rezone all eleven parcels to Planned Unit Development. The project 
involves the construction of three structures, West Tower (Tract A), Center Garage (Tract B), and 
East Tower (Tract C). There will be 990,651 gross square feet, total, between all three structures.
The two mixed-use buildings, one being 14-stories and the other being 16-stories will provide 

Date: February 3, 2020; February 18, 2020; March 2, 2020

Applicant: Scott Haley

Owner: 8027 Forsyth Acquisitions, LLC & Commerce Bank

Project Address: 8001 - 8049 Forsyth Boulevard & 15 North Meramec Avenue

Item Type: Architectural Review/Request for Action 

Project Type: Mixed-Use Development Office/Retail

Staff: Scott Dedert, City Planner

Summary: Review of the design and materials associated with a new mixed-use 
development.

REQUEST FOR
ARCHITECTURAL REVIEW BOARD & 
PLAN COMMISSION CONSIDERATION

STAFF REPORT
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Notice of this request was sent to property owners within 200 feet of the subject property.   1

BACKGROUND

This request is for a public hearing to solicit input regarding the rezoning and Planned Unit 
Development for a proposed mixed-use development. The rezoning and Planned Unit 
Development are being considered together in this report. This project will also require approval by 
the Plan Commission (Site Plan), Architectural Review Board (Architectural Plans) and approval of 
a subdivision plat by the Board of Aldermen. The purpose of the planned unit development 
process is to foster appropriate use of existing buildings and enable compatible redevelopment 
which provides public benefits as identified in Section 405.1380 and achieves the objectives 
outlined in Section 405.1360. A PUD must provide public benefits to the surrounding 
neighborhoods and to the City above and beyond what can be reasonably achieved by 
application of the zoning provisions applicable to the underlying zoning district. 

EXISTING CONDITIONS AND ZONING

The 90,904 square foot site is located on the north side of Forsyth Boulevard between North 
Brentwood Boulevard and North Meramec Avenue (site outlined in red, below). The properties 
shown in light purple, have a zoning designation of HDC High Density Commercial District and are 
within the Downtown Core Overlay District (DTO). The property located at 8049 Forsyth Boulevard
(light blue) has a zoning designation of Planned Unit Development. The entire site is currently 
made up of multiple parcels, and a portion of the north/south alley which will be vacated, and are
currently improved with multiple, two-story buildings and a surface parking lot. The property will be 
rezoned from PUD and HDC, to PUD.

Date:  February 3, 2020; February 18, 2020

Applicant:  Scott Haley 

Owner: 8027 Forsyth Acquisitions, LLC & Commerce Bank

Project Address:  8015 - 8049 Forsyth Boulevard

Item Type:  Rezoning - Planned Unit Development (PUD)

Project Type: Mixed-Use Development Office/Retail

Staff: Susan M. Istenes
Director of Planning and Development

Summary: Review of a rezoning application to Planned Unit Development 
(PUD) to allow the construction of a new mixed-use development.

REQUEST FOR 
ARCHITECTURAL REVIEW BOARD & 
PLAN COMMISSION CONSIDERATION
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Notice of this request was sent to property owners within 200 feet of the subject property.   2

PROJECT DESCRIPTION

The new project consists of the demolition of the existing parking lot and structures and the 
construction of two mixed use commercial/office towers and a parking garage.  The west tower 
(Tract A) will have approximately 11,484 square feet of ground floor retail space and 226,152 
square feet of office space and is proposed to be 14-stories in height.  The east tower (Tract C) will 
have approximately 6,571 square feet of ground floor retail space and 267,591 square feet of office 
space and is proposed to be 16 stories in height.  Structured parking will be developed on Tract B, 
providing 1,257 parking spaces including 40 spaces available for public parking. Approximately 2 
levels of the structured parking will be underground on the east side of the project for a total of 7 
stories in height.  On the top of the parking structure, a roof top terrace garden is proposed. Access 
to the parking structure on site is proposed from the existing east-west alley off Brentwood 
Boulevard.

The proposed development will be urban in character and will maintain a consistent street wall 
along the street frontage for an extensive distance. City standard streetscape will be installed along 
the project limits. Vehicular access to the site is provided from the east/west alley between 
Brentwood Boulevard and Meramec Avenue, and Forsyth Boulevard.
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Notice of this request was sent to property owners within 200 feet of the subject property. 1

Update 

At the Plan Commission/Architectural Review Board meeting of February 03, 2020, the board 
decided to have the applicant return to the next meeting of February 18, 2020 with revised plans 
for this project. The board focused the attention on the Planned Unit Development (PUD) portion of 
the application because of the newly enacted ordinance. During the meeting, the board had 
discussions with the developer and the architect. Those discussions included: the design and use 
of the solariums, setbacks, parking garage and spaces, and traffic. 

PROJECT DESCRIPTION

The subject site is 90,980 square feet and located on the north side of Forsyth Boulevard between 
North Brentwood Boulevard and North Meramec Avenue. The site is currently made up of multiple 
properties located at 8001, 8015, 8019, 8023, and 8027 Forsyth Boulevard and 15 North Meramec 
Avenue; these properties have a zoning designation of HDC High Density Commercial District and 
are within the Downtown Core Overlay District. The property located at 8049 Forsyth Boulevard 
has a zoning designation of Planned Unit Development. The site is currently made up of eleven 
parcels improved with two-story buildings and a surface parking lot. Adjacent land uses include a 
Special Development District with office/commercial to the west and office/ retail uses to the north, 
east and south. 

The proposed project consists of the demolition of the existing parking lot and structures. The 
applicant is seeking to rezone all eleven parcels to Planned Unit Development. The project 
involves the construction of three structures, West Tower (Tract A), Center Garage (Tract B), and 
East Tower (Tract C). There will be 990,651 gross square feet, total, between all three structures. 

Date: February 3, 2020; February 18, 2020

Applicant: Scott Haley

Owner: 8027 Forsyth Acquisitions, LLC & Commerce Bank

Project Address: 8001 - 8049 Forsyth Boulevard & 15 North Meramec Avenue

Item Type: Site Plan Review/Request for Action

Project Type: Mixed-Use Development

Staff: Scott Dedert, City Planner

Summary:
Review of the site plan associated with a new mixed-use 
development that will include an office use, retail and parking 
structure.

REQUEST FOR
CITY PLAN COMMISSION
REVIEW

STAFF REPORT

169



Page 1 of 2

City Manager
10 N. Bemiston Avenue
Clayton, MO  63105

REQUEST FOR BOARD ACTION 

TO:  MAYOR HARRIS; BOARD OF ALDERMEN
FROM:  DAVID GIPSON, CITY MANAGER   

PATTY DEFORREST, DIRECTOR OF PARKS & RECREATION

DATE:  MARCH 10, 2020 

SUBJECT: ORDINANCE - AN AMENDMENT TO THE CONTRACT WITH CHIODINI 
ARCHITECTS FOR ROOF DESIGN SERVICES FOR THE SHAW PARK 
ALL-SEASON RECREATION COMPLEX PROJECT 

The original contract for the Shaw Park All-Season Recreation Complex entered into by the City 
of Clayton with Chiodini Architects last year did not anticipate the inclusion of a roof. As a 
result, we are bringing to you an amendment to that contract for fees associated with Design 
and Construction of the cover for the facility.  Chiodini proposes a percentage fee for the total 
construction cost of the roof. The architect’s fee is 8.5% of the construction cost of the 
additional features.  The current estimated cost is approximately $4 million but with the fees for 
the base project, the actual dollar amount of the fee will vary depending on what the actual final 
contract cost turns out to be.  

On Monday, March 16, 2020, we are returning to the Architectural Review Board with a modified 
design that will hopefully receive approval in the coming weeks.  Once that approval is received, 
we will be prepared to issue Demolition and Site Work Bid Packages within two weeks of that 
approval.  Construction could begin as early as April.

Recommendation: To approve an Amendment for Rink Roof Additional Services with Chiodini 
Architects to their original contract, executed on May 30, 2019.  Fees for the work under this 
amendment will be based upon 8.5% of the total construction cost of the additional features.
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City Manager
10 N. Bemiston Avenue
Clayton, MO  63105

REQUEST FOR BOARD ACTION 

TO:  MAYOR HARRIS; BOARD OF ALDERMEN
FROM:  DAVID GIPSON, CITY MANAGER (DG)
  JANET K. WATSON, DIRECTOR OF FINANCE AND ADMINISTRATION
DATE:  MARCH 10, 2020
SUBJECT: ORDINANCE – 1ST QUARTER AMENDMENT TO THE FISCAL YEAR 2020 

BUDGET

The City of Clayton reviews and adjusts budgeted revenues and expenditures on a quarterly basis to 
respond to changes as the fiscal year progresses and to update the Board regarding budgetary issues.
As part of the quarterly budget review, staff is presenting for your consideration the first amendment to 
the Fiscal Year 2020 (FY20) budget. Most of this amendment consists of projects or equipment that were
budgeted last year but will now occur or be completed in FY20, and for the issuance of the 2019 Special 
Obligation Refunding (Refinancing) and Center of Clayton Improvement Bonds. The proposed 
amendment is summarized in the table below:
     

ALL FUNDS
FY 2020 1st Quarter FY 2020 
Original Amendment Budget After %
Budget Requested Amendment Change

Beginning Fund Balance $35,290,180 $35,290,180 
Revenues $55,642,711 $10,929,388 $66,572,099 19.6%
Expenditures $59,567,850 $13,871,077 $73,438,927 23.3%
          Net Change ($2,941,689)
Ending Fund Balance $31,365,041 $28,423,352 

Below are further explanations, presented by fund, of the items included in this amendment.  

General Fund – No Change

Equipment Replacement Fund

Revenue – Net Increase of $400,000

• Federal Grant – This is a federal grant of $400,000 for a project to upgrade select traffic signal 
components, install flashing yellow arrows, and implement a central management system and 
retiming/optimization of city traffic signals.
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City Manager
10 N. Bemiston Avenue
Clayton, MO  63105

REQUEST FOR BOARD ACTION 

TO:  MAYOR HARRIS; BOARD OF ALDERMEN
FROM:  DAVID GIPSON, CITY MANAGER (DG)

JUNE FRAZIER, CITY CLERK
DATE: MARCH 10, 2020
SUBJECT: MOTION - DISPOSE OF RECORDS PER THE MISSOURI SECRETARY OF

STATE GENERAL RECORDS RETENTION SCHEDULE 

As the Board is aware, it is the recommended guideline of the Secretary of State to formally approve 
the disposition of records at the Board of Alderman level, and to include a list which describes the 
record series including quantity to be disposed, the manner of destruction and destruction date.

Below is a list of records staff is proposing to dispose. 
Fire Department – 2011-2017

• ambulance narcotic logs
• narcotic safe logs
• received narcotic forms from pharmacy narcotic purchases

* NOTE: the last two years of records will be retained which has been approved by the Drug 
Enforcement Agency and the Missouri Bureau of Narcotics and Dangerous Drugs.

Based on the Board’s past discussions, staff has reviewed the records to assure that the retention 
schedules set forth by the Secretary of State have been satisfied, and that these records are no longer 
needed by staff. 
In following the Board’s request that a method of disposal be procured that assures maximum 
security/confidentiality of the records, the City has arranged for a company to come to City Hall and 
shred the records on-site.  This will occur in a timely manner upon approval of the motion by the Board 
of Aldermen.  
Recommendation: To approve a motion to dispose of the records as listed in conformance with the 
Missouri Secretary of State General Records Retention Schedule. 
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